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OVERVIEW:

. The purpose of these proposed official plan amendments is te)add interim
growth management policies to both the 1993 and 2006 Official Plan to guide
applications for high-density residential intensification outside of the Central
Area and applications for employment land conversions across the City,
until the overall Growth Plan conformity exercise is complete.

. The statutory public meeting for this item was held September 5,2007.

. The City of Brampton official plan amendments were circulated to external
agencies August 20, 2007.

. This report responds to the comments received from the statutory public
meeting and the circulation to external agencies. Based on the comments
received, staff are recommending some changes to the Official Plan
amendments.

. The changes staff are recommending to the Official Plan amendments are as
follows:

General Intensification Policies

Add another bullet as follows: "that the proposal meets the required limits
of development as established by the City in consultation with the
Conservation Authority and that appropriate buffers and mitigating
measures are applied if necessary, in order to ensure the preservation,
protection and restoration of the natural heritage system. "
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Revise the final bullet as follows: "through a storm water management plan
acceptable to the City in consultation with the Conservation Authority,
identify the required storm drainage system, potential impacts on
downstream watercourses, and recommend sustainable technologies and
the concepts of low impact development where possible and measures to
mitigate the impacts of development. "

Transit Supportive Nodes and Intensification Corridors

Add another policy as follows: "Proposals for residential intensification 4
storeys or greater in the Transit Nodes and Corridors along Highway 10,
between Sandalwood Parkway and the Brampton/Mississauga municipal
boundary, and along Queen Street, between Chinguacousy Road and the
BramptonNaughan municipal boundary that require an amendment to the
Official Plan andlor Zoning By-law will be evaluated based on the General
Intensification Policies outlined in policy 4.14.1.1 and shall be limited to a
maximum building height of 10 storeys, and a maximum density of 200
units per net residential hectare. "

Include policies to specify that the general intensification policies and
policies that affect 'all other areas of the City' do not apply to the 3 acre
Heathwood Homes site at the north west corner of Mavis Road and
Highway 407. This area will be indicated on Schedule A of the 2006 Official
Plan (as Special land Use Policy Area 11) and on Schedule H-1of the 1993
Official Plan.

Employment land Conversions

That a policy be added to specify that the employment land conversion
policy shall not prevent the re-designation of employment lands to non-
employment uses in the Bram West Secondary Plan adopted by Council in
October 2006as OP93-270.

RECOMMENDATIONS:

1. That the report entitled "Recommendation Report -Interim Growth
Management Policies, City of Brampton Official Plan Amendments" dated
October 1,2007, be received;

2. That staff be directed to revise the City's Official Plan amendments for
interim growth management policies as follows:

General Intensification Policies

Add another bullet as follows:lIthat the proposal meets the required
limits of development as established by the City in consultation with the
Conservation Authority and that appropriate buffers and mitigating
measures are applied if necessary, in order to ensure the preservation,
protection and restoration of the natural heritage system."
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Revise the final bullet as follows: "through a storm water management
plan acceptable to the City in consultation with the Conservation
Authority, identify the required storm drainage system, potential impacts
on downstream watercourses,and recommend sustainable technologies
and the concepts of low impact development where possible and
measures to mitigate the impacts of development."

Transit Supportive Nodes and Intensification Corridors

Add another policy as follows: "Proposals for residential intensification 4
storeys or greater in the Transit Nodes and Corridors along Highway 10,
between Sandalwood Parkway and the Brampton/Mississauga municipal
boundary, and along Queen Street, between Chinguacousy Road and
the BramptonNaughan municipal boundary that require an amendment
to the Official Plan and/or Zoning By-law will be evaluated based on the
General Intensification Policies outlined in policy 4. 14.1.1 and shall be
limited to a maximum building height of 10storeys, and a maximum
density of 200 units per net residential hectare."

Include policies to specify that the general intensification policies and
policies that affect 'all other areas of the City' do not apply to the 3 acre
Heathwood Homes site at the north west corner of Mavis Road and
Highway 407. This area will be indicated on Schedule A of the 2006
Official Plan (as Special Land Use Policy Area 11) and on Schedule H-1
of the 1993 Official Plan.

Employment Land Conversions

That a policy be added to specify that the employment land conversion
policy shall not prevent the re-designation of employment lands to non-
employment uses in the Bram West Secondary Plan adopted by Council
in October 2006 as OP93-270. .

3. That, provided a minimum of 100,000 square feet of office space is
developed on the 'Morrissey property' (Special Policy Area 8 in the Bram
East Secondary Plan), flexibility may be exercised in the final location of
the office space within the Special Policy Area, such that the entire
100,000 square feet of office space may be located on the east side of the
valley in response to market conditions. Further, the addition of
supermarket floor space will be supported and would be deemed to
comply with the employment land conversion policies, subject to an
Official Plan amendment and rezoning.

4. That staff be directed to prepare the necessary documents in order for
City Council to adopt the interim growth management policies Official Plan
amendment at their meeting of October 24,2007; and,

5. Thatthe CityClerkbe directedto forwarda copyof this staff reportand
Council resolution to the Region of Peel, the City of Mississauga and the
Town of Caledon.
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BACKGROUND:

Over the past two years, policy direction from the provincial government has
placed significant emphasis on intensification and on ensuring that there is a
long-term supply of employment lands to meet future demands. To ensure
conformity with these provincial policy directions, in April 2007, Council approved
the Growth Plan conformity work plan (per Resolution C097-2007), which
outlined the steps, stakeholders, roles and responsibilities necessary to achieve
Growth Plan conformity. Specifically, the Growth Plan conformity work plan
identified that the following studies be completed with the assistance of outside
expertise:

. Greenfield Land Inventory;

. Employment Land Inventory and Analysis;

. Review of Built Densities and Planning Densities;

. Inventory and Assessment of Intensification Opportunities;

. Review and Assessment of Existing Infrastructure and Future Capacity;

. Financial and Municipal Management Implications;

. Allocation of Population and Employment Across Region; and,

. Public Awareness Strategy.

In addition to the studies listed above, there are other studies being prepared in
collaboration with the Region of Peel and the Province of Ontario. One such
study is a review of the natural systems for the Greater Golden Horseshoe.

The Places to Grow Act, 2005 requires that all municipalities affected by the
Growth Plan shall amend their respective Official Plans within 3 years of the
Growth Plan coming into effect (by June 16, 2009.) Due to the scale and scope
of studies required to complete the conformity exercise, staff anticipates that
completion of the conformity official plan amendment will be in line with the June
2009 deadline prescribed by the Places to Grow Act, 2005.

To guide applications for high-density residential intensification outside of the
Central Area and applications for employment land conversions across the City
until the overall Growth Plan conformity exercise is complete, staff are proposing
to amend both the 1993 and 2006 Brampton Official Plans to include interim
growth management policies. The following sections outline key definitions and
the highlights of the draft interim growth management policies that proceeded to
statutory public meeting on September 5,2007.

Draft Policies Presented at September 5,2007 Statutory Public Meeting

Definitions

For the purposes of interim growth management policies, "residential
intensification" shall mean the development of a property, site or area at a higher
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density than currently exists, consistent with the Growth Plan definition, and
"employment area" shall mean an area designated in an Official Plan for clusters
of business and economic activities, including but not limited to, manufacturing,
warehousing, offices and associated retail and ancillary uses.

General Intensification Policies

General intensification policies are proposed for applications for residential
intensification outside of the Central Area. These general intensification policies
provide guidelines for such things as appropriate transition to adjacent uses,
compatibility, impacts on infrastructure and proximity to transit. It is proposed that
applications for residential intensification outside of the Central Area be
evaluated based on these general intensification policies.

Intensification Corridors and Transit Supportive Nodes

Intensification Corridors and Transit Supportive Nodes are identified in the 2006
Official Plan as areas where future intensification will be located. Again,
proposed interim growth management policies would not apply to Intensification
Corridors and Transit Supportive Nodes within the Central Area. Properties
considered to be within 'intensification corridors are defined as having one
property boundary that abuts the right-of-way defining the intensification corridor.
Properties within a Transit Supportive Node are defined as being within a 500-
metre radius (representing about a 10-minute walk) of the intersecting roads
defining the Transit Supportive Node. This definition is consistent with the
definition of a Major Transit Station Area in the Growth Plan, which states that a
Major Transit Station Area is the area within a 500-metre radius of a higher order
transit station.

Proposed interim growth management policies recognize that intensification in
these nodes and corridors is appropriate; however, until the intensification study
is complete, amendments to the Official Plan and Zoning By-law will be
contemplated to a maximum of eight (8) storeys with a maximum density of 200
units per net residential hectare (from the definition of high-density development
in the 1993 and 2006 Official Plan.)

All Other Areas of the City

Proposed policies for areas outside of the Central Area and Transit Supportive
Nodes and Intensification corridors are aimed at allowing sensitive residential
intensification in locations that are compatible with the surrounding
neighbourhood. The proposed policy direction states that any amendment to the
Official Plan or Zoning By-law will be evaluated based on the General
Intensification Policies above, to a maximum building height of 4 storeys.

It is intended that the site north of Highway 407 between Chinguacousy Road
and Mavis Road be exempted from the provisions of the interim growth
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management policies to facilitate an agreement between Heathwood Homes and
the City of Brampton related to an Ontario Municipal Board hearing on a Zoning
By-law Amendment for the subject site. (T02W13.006). This agreement,
approved by Council resolution on April 24, 2006 (resolution C122-206) directs
that the City initiate a site-specific Official Plan amendment to permit up to 366
apartment units within two buildings with a maximum building height of 16
storeys, on the identified 3-acre portion of the Heathwood Homes site.

In the event that future applications for residential intensification are submitted in
advance of the adoption of the Growth Plan conformity amendment, which
requests a higher density than is prescribed by this Official Plan amendment, the
increase is justified by supporting studies and the application does not'
compromise the outcome of the Growth Plan conformity exercise. An Official
Plan amendment may be filed and Council may, at its discretion, approve such
an amendment.

Employment Land Conversions

The Provincial Policy Statement requires that applications for the conversion of
employment lands to non-employment uses must be done through a municipal
comprehensive review that demonstrates that the land is not required for
employment purposes over the long term and that there is need for the
conversion. The requirements for a municipal comprehensive review, as defined
by the Provincial Policy Statement, will be met by the City through preparation of
the Employment Lands Inventory and Analysis to be done as part of the overall
Growth Plan conformity exercise, together with the implementing strategy and
amendment. Staff are concerned that an Official Plan amendment application for
employment land conversion may be submitted prior to completion of the
municipally initiated comprehensive review and, although the Places to Grow Act,
2005 already prevents Council from making any decision in contravention of the
Growth Plan, these interim policies make it absolutely clear as to the position that
the City will take until the municipal comprehensive review is undertaken.

As a result of the above, the proposed interim growth management policy
direction states that applications for Official Plan amendments to convert lands
designated for employment uses to non-employment uses are considered
premature. The interim growth management policies would not preclude approval
of an amendment, which proposes to modify the mix or density of employment
land, although the employment land study will address these elements as well.

CURRENT SITUATION:

To obtain public input on this item, a statutory public meeting was held
September 5, 2007, and a circulation to external agencies was sent out on
August 20,2007. A summary of the comments received and a staff response is
provided in the sections below.

)/
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Agency Submissions

On August 20, 2007, the draft Official Plan amendments for the proposed interim
growth management policies were circulated to 18 agencies for comment. As a
result of this circulation, four comments have been received to date. Both the
Town of Caledon and the Dufferin-Peel Catholic District School Board have
advised that they have no comment. The remaining comments are summarized
below, followed by a staff response.

Reqion of Peel

Comments from the Region of Peel advised that an amendment to the Regional
Official Plan is not required and the proposed amendment is exempt from
Regional approval as per the Planning Act.

The Region of Peel is supportive of the proposed Official Plan amendment.

Staff Response:

No response necessary

Credit Vallev Conservation

Comments from Credit Valley Conservation propose modifications to policy
4.14.1.1 to be more specific related to buffers, mitigation and storm water
management initiatives as follows:

The comments specifically asked for a separate bullet that states "thatthe
proposal meets the required limits of development as established by the City and
Conservation Authority and that appropriate buffers and mitigating measures are
applied if necessary, in order to ensure the preservation, protection and
restoration of the natural heritage system."

The final bullet be revised to state that "through a storm water management plan
acceptable to the City and ConservationAuthority, identify the required storm
drainage system, potential impacts on downstream watercourses, and
recommend sustainable technologies and the concepts of low impact
development where possible and measures to mitigate the impacts of
development. "

Staff Response:

Staff have no objection to the revisions put forward by Credit Valley Conservation
and will revise policy 4.14.1.1 to reflect the comments generally as outlined
above.
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Statutory Public Meeting

A statutory public meeting was held for the proposed interim growth management
policies on September 5,2007. Three members of the public spoke at the public
meeting and four items of written correspondence were submitted to the City.
Comments from the statutory public meeting and items of written
correspondence are summarized below, followed by a staff response.

Mr. Jim Kennedv. KlM Planninq Partners Inc. - Bram West Secondary Plan

Mr. Jim Kennedy, KlM Planning Partners, advised that he has clients within
the Bram West Secondary Plan Area and is requesting clarification that this
City initiated Official Plan amendment will not affect the land use
modifications included in the Official Plan amendment for the Bram West
Secondary Plan. The Official Plan amendment for the Bram West
Secondary Plan has been approved by Council, but has been appealed to
the Ontario Municipal Board. The specific area of concern is the lands
previously designated employment, and now designated residential.

Staff Response:

A number of background studies were completed to support the final land use
concept for the Bram West Secondary Plan review. One such study was a review
of employment lands prepared by Hemson Consulting Limited. The Hemson
study was very thorough and as such, met the definition of a 'comprehensive
review', as defined in the 2005 Provincial Policy Statement. Based on the results
of the comprehensive review, the Hemson study recommended certain
conversions of employment lands to non-employment uses and alternatively
certain residential uses for employment uses.

After full consideration of all of the background information available at the time,
and the results of numerous public meetings and open houses, City of Brampton
Council approved the Bram West Secondary Plan Amendment in October 2006
as OP93-270. It is not the intention of these interim growth management policies
to be retroactively applied to decisions already made by Council, but rather to
guide future decisions until such time that the Growth Plan conformity exercise is
complete. As a result, staff are recommending that the interim growth
management Official Plan amendment be revised to state that policy 4.14.4.1
shall not prevent the re-designation of employment lands to non-employment
uses in the Bram West Secondary Plan as adopted by Council in October 2006
as OP93-270.

Mr. Scott Snider. Turkstra Mazza - Rovalcliff Developments Inc.

Mr. Scott Snider from Turkstra Mazza spoke at the public meeting and submitted
correspondence dated September 5,2007, representing Royalcliff Developments
Inc. and lake Path Holdings. Royalcliff is the owner of 10 acres of land, bounded
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by Sandalwood Parkway East, Conestoga Drive, Loafers Lake Lane and the
Etobicoke Creek. The main points outlined in the letter and summarized from Mr.
Snider's comments at the public meeting are as follows:

. Current zoning on Royalcliff property is for two 18 storey high-rise buildings,
allowing a maximum of 419 units.
Royalcliff has submitted an Official Plan and Zoning By-law amendment to
permit approximately 1,400 residential units on the subject site.
Mr. Snider expressed concern about the new intensification policies being
proposed and the potential impact that these policies could have on his
client's development application that has been filed with the City.
New intensification policies are being recommended without any significant
planning study, review or consultation to justify the criticism-of the current
policy regime.
Maximum building heights are arbitrary and additional criteria are
unnecessary and ill conceived.

.

.

.

.

Staff Response:

As stated in the background section of this report, in April 2007, Council
approved the Growth Plan conformity work plan (per Resolution C097-2007),
which outlined the steps, stakeholders, roles and responsibilities necessary to
achieve Growth Plan conformity. There will be significant public consultation
throughout the Growth Plan conformity exercise, which is the exercise by which
the City will establish intensification policies and key intensification areas for
Bramptonover the longterm. -

The purpose of the interim growth management policies is to provide guidance to
staff and Council on applications for residential intensification outside of the
Central Area and employment land conversions across the City until the detailed
studies and policy review are completed.

The rationale for the maximum building heights for the interim period, was
outlined in a previous staff report which stated that eight storeys was based on
the majority of existing high density sites and was considered an acceptable built
form along arterial roads, adjacent to stable residential areas, until further study
is completed. The maximum density (200 units per net residential hectare) is
from the definition of "High Density Residential" in the City of Brampton Official
Plan. Four storeys is deemed as an acceptable interim threshold height,
compatible with most low-density residential neighbourhoods. During this interim
period, residential intensification projects proposing greater than four storeys
should be directed towards Brampton's Central Area, transit supportive nodes
and along intensification corridors until further study is completed.

As stated above, the current zoning on the Royalcliff property exceeds the four
storey maximum being proposed by the interim growth management policies
and, therefore, Royalciff could develop in accordance with this current zoning.
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These interim growth management policies cannot prevent development in
compliance with the current zoning. However, when considering the
amendments to the official plan and zoning by-law, required by Royalcliff to
proceed with their current proposal for 1,400 residential units, the analysis of the
merits of the application will be based upon the approved Official Plan policies at
the time.

Staff have committed to Royalcliff to undertake a detailed review process, which
includes a technical review of their submission as well as consultation between
the applicant and a committee made up of area residents. This detailed review
process will be undertaken in parallel with the Growth Plan conformity exercise:

Mr. Peter Orphanos, 5372 Dren Kelly Court, Mississauga

Mr. Peter Orphanos was concerned about the new intensification policies
being proposed and the potential impact on the environment. He requested
that measures be taken to protect the natural environment and greenspace.
In this regard, Mr. Orphanos questioned why the natural environment study
was not listed as one of the studies specified in the presentation.

Staff Response:

The natural environment study was not specifically identified in the presentation
because the identified studies were those requiring external consultants. Staff do,
however, recognize the importance of the natural environment as a key element
of future growth planning in Brampton. In this regard, the City of Brampton will be
undertaking an Environmental Master Plan in the near future and, as part of the
Growth Plan Process, the Province will be preparing a sub-area assessment in
consultation with municipalities and other stakeholders. This study will identify
natural systems for the Greater Golden Horseshoe. In addition, one of the key
principles of the Growth Plan is to maximize the use of existing infrastructure by
focusing on intensification. These overarching principles of the Growth Plan will
result in the preservation of more land, conservation of resources, and generally
be more sensitive to the environment.

Glen Schnarr & Associates Inc. - Heathwood Homes (Meadowvale) Ltd

Glen Schnarr & Associates submitted correspondence dated September 4,2007
representing Heathwood Homes (Meadowvale) Ltd. As part of an Ontario
Municipal Board settlement reached in March 2007, the City committed to
advance an amendment to the Official Plan to allow high-density residential
apartment development on a 3-acre block of land on the subject property and
obtain a Council decision prior to May 1,2009. Heathwood Homes is seeking a
formal response that the interim growth management polices will not affect the
future development of the Heathwood Homes property for high density residential
which is to be implemented through a future City initiated Official Plan
amendment.
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Staff Response:

As stated previously, it is not the intention that these interim growth management
policies be applied to sites upon which decisions have already been made by
Council. Through processing the Heathwood Homes plan of subdivision, staff
recommended that a higher density form of development be appropriate on the
subject lands, located between Chinguacousy Road and Mavis Road, north of
Highway 407. Through discussions with the City, the owner agreed to retain a 3-
acre parcel of land for high-density residential use. As part of the OMB
settlement between the City and Heathwood Homes, spe.cificterms were agreed
to. Given Council's approval of this item, staff are recommending that the interim
growth management policies not apply to this site. This recommendation has
been reflected in the proposed revised official plan amendments.

GaQnonLaw Bozzo Urban Planners Ltd- Madv Development Corporation and
OriQinRetirement Communities 221-227 Main Street South

In a letter dated September 5,2007, the consultant outlined their concerns
regarding the proposed interim growth management policies and potential
impacts to the future development plans for the properties identified above. The
main points of the letter are as follows:

. An applicationhas not beensubmittedto date. .

Currently occupied by single detached residential uses but Brampton South
Secondary Plan designates the lands as "Residential High Density"
Proposal in preliminary stages, but they are anticipating that the
development have two towers, with heights of six to ten storeys, which
exceed the eight storey maximum currently proposed in the interim growth
management policies.
The height and density policies are overly restrictive and subject to meeting
the policies in Section 4.14.1 of the draft Official Plan Amendment,
developments should be allowed to exceed the prescribed height and
density.
Prior to proceeding with a Staff Recommendation Report, staff should
initiate a public consultation process with a cross section of community
stakeholders
The interim growth management policies should be phased in to allow
existing development proposals in the review process (with or without a
formal application) to be considered in the context of existing Official Plan
Policies.

.

.

.

.

.

Staff Response:

The purpose of the interim growth management policies were to provide
additional policy guidance and permit interim heights acceptable until the City
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completes the comprehensive intensification study, which will inform the Growth
Plan Conformity amendment.

As stated previously, there will be significant public consultation throughout the
Growth Plan conformity exercise, which is the exercise by which the City will
establish intensification policies and key intensification areas for Brampton over
the long term.

The phasing in of policies would be difficult to administer and could result in
developments that are not consistent with the City's current policy framework. In
order to ensure consistency, applications will need to conform with the Council-
approved policies in place at the time.

In reviewing this correspondence, it became apparent that it might not be
appropriate to have the same maximum height for residential intensification in the
Transit Nodes and Corridors that are the primary routes for Acceleride to take
advantage of this higher order transit system. As a result, staff are therefore
recommending that the maximum height for Transit Nodes and Intensification
Corridors on Highway 10, between Sandalwood Parkway and the
Brampton/Mississauga municipal boundary, and Queen Street, between
Chinguacousy Road and the Brampton/Vaughan municipal boundary, be
increased to 10 storeys.

The above recommendation in no way indicates any commitment by staff or
Council that the 6-10 storey retirement development being proposed by Mady
Development Corporation and Orgin Retirement Homes is appropriate, as the
decision of this potential development will be determined through the application
review process.

Gaqnon Law Bozzo Urban Planners Ltd. - Ornstock Developments Ltd.

In a letter dated September 10, 2007, the consultant outlined their concerns
regarding the proposed interim growth management policies and potential
implications for their client, Ornstock Developments Ltd. The main points of the
letter are as follows:

. Ornstock has actively participated in the Bram West Secondary Plan
Review, the Brampton Official Plan Review and the Bram West Block 40-3
Planning exercise.
Ornstock has filed an official plan amendment, which proposes a small
portion of the Ornstock lands be re-designated from Employment to
Residential.

It is unacceptable that Ornstock have to wait until June 2009 (upon
completion of the Growth Plan Conformity Exercise) before proceeding with
Block Planning.
In Ornstock's opinion, there is a lack of justification being advanced by the
City to support the amendments and therefore the amendments

.

.

.
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.
are premature.
Brampton has experience dealing with employment and residential related
applications, including conversions, and this is supported by the Bram West
Reports, which depicted employment to residential conversions in the
vicinity of the Ornstock property.
The Official Plan contains sufficient policy framework for the consideration
of employment to residential conversions.

.

Staff Response:

As stated previously in this report, City Council approved the Bram West
Secondary Plan Amendment in October 2006 as OP93-270. It is not the
intention of these interim growth management policies to be retroactively applied
to decisions already made by Council, but rather guide future decisions until such
time that the Growth Plan conformity exercise is complete.

The draft official plan amendments have been revised to state that interim growth
management policies shall not prevent the re-designation of employment lands to
non-employment uses in the Bram West Secondary Plan as designated by
OP93-270. Therefore, any conversions of employment lands to non-employment
uses on the Ornstock lands that are in accordance with OP93-270 are not
affected by the proposed interim growth management policies.

Block plans submitted in accordance with OP93-270 will continue to be
processed by the City in accordance with previous decisions made by Council.

As mentioned in the correspondence from Ornstock, they filed a private Official
Plan amendment in January 2004, which seeks additional employment land
conversions, above what has already been approved by Council in OP93-270.
Ornstock has appealed OP93-270 to the Ontario Municipal Board and one of the
primaryissuesbeinglistedbyOrnstockin theirappealis the amountof -

employment lands designated on their property. This matter is now in the hands
of the Ontario Municipal Board.

If Ornstock is intending, through their outstanding Official Plan amendment, to
maintain, as a minimum, the amount of land and number of employees
contemplated in the Bram West Secondary Plan, subject to the refinement of the
residentiaVemployment land use boundaries through the Block Plan process, the
application would conform to the interim growth management policies. In the
event that the Official Plan amendment is proposing to reduce the amount of
employment lands within the Bram West Secondary Plan, the application would
be in contravention.

Castlepoint Investments Incorporated - Morrissey Property

In a letter dated September 17,2007, Castlepoint Investments outlined the
details of their site, which currently has 'Holding' zones on two distinct portions of
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the site (the north east corner of The Gore Road and Queen Street East and the
north west corner of Highway 50 and Queen Street East), which were to remain
until 100,000 square feet of office space is constructed. The letter requests that
one of the 'Holding' zones, at the intersection of The Gore Road and Queen
Street East, be lifted in order to allow development in advance of the construction
of the required office space. It is their intention to deliver the entire 100,000
square feet of office space on the easterly half of this site; therefore, it is
requested that only the 'Holding' designation on the easterly property be
maintained.

Castlepoint requests confirmation that the relocation of office space outlined in
their letter does not constitute a conversion of employment lands as defined in
the interim growth management policies, because the minimum quantum of office
space that is required (100,000 sq. ft.) will continue to be provided.

In addition, Castlepoint is advising that they would like to locate a large grocery
store (up to 9,000 square metres) on the east side their property, along Highway
50.

Staff Response:

Staff agree that the changes being proposed by Castlepoint Investments
Incorporated do not constitute an employment land conversion, given that the
property will ultimately still be developed with 100,000 square feet of office space
and, therefore, the overall supply of employment lands will be maintained.

Staff are seeking direction from Council that flexibility may be exercised in the
interpretation of the 'Holding' zone on the Morrissey property, to ultimately
achieve the 100,000 square feet of office space at the corner of Queen Street
East and Highway 50. The formal changes to the by-law would have to be
undertaken through a subsequent process/by-law.

With respect to the grocery store, zoning on the subject site permits grocery
stores with a maximum gross floor area of 6,450 square feet. The request being
put forward by Castlepoint is for a supermarket, which is not a permitted use in
the Zoning By-law or Secondary Plan. A rezoning and Official Plan amendment
would be required to develop a large grocery store of the size contemplated by
Castlepoint. In general, staff support the provision of more grocery store floor
space in this portion of Bram East as a need has been identified through the City
Wide Commercial Floor Space Study, provided that the 100,000 sq. ft. of office
space is provided. If such an amendment is brought to Council, the
recommendations of this report clarify that it would comply with the interim
policies on employment land conversion provided the minimum office space is
still committed to.
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Summary of Staff Recommended Changes:

Based on the input received at the September 5,2007 statutory public meeting
and the comments received through the circulation of the draft planning
amendments, staff are recommending the following revisions to the City's Official
Plan amendment:

General Intensification Policies

Add another bullet as follows: "that the proposal meets the required limits of
development as established by the City in consultation with the Conservation
Authority and that appropriate buffers and mitigating measures are applied if
necessary, in order to ensure the preservation, protection and restoration of the
natural heritage system. 11

Revise the final bullet as follows: "througha storm water management plan
acceptable to the City in consultation with the Conservation Authority, identify
the required storm drainage system, potential impacts on downstream
watercourses, and recommend sustainable technologies and the concepts of
low impact development where possible and measures to mitigate the impacts
of development. 11

Transit Supportive Nodes and Intensification Corridors

Add another policy as follows: "Proposals for residential intensification 4 storeys
or greater in the Transit Nodes and Corridors along Highway 10, between
Sandalwood Parkway and the Brampton/Mississauga municipal boundary, and
along Queen Street, between Chinguacousy Road and the BramptonNaughan
municipal boundary that require an amendment to the Official Plan andlor
Zoning By-law will be evaluated based on the General Intensification Policies
outlined in policy 4.14.1.1 and shall be limited to a maximum building height of
10storeys,and a maximumdensityof200 unitsper net residentialhectare.11

Include policies to specify that the general intensification policies and policies
that affect 'all other areas of the City' do not apply to the 3 acre Heathwood
Homes site at the north west corner of Mavis and Highway 407. This area will
be indicated on Schedule A of the 2006 Official Plan (as Special Land Use
Policy Area 11) and on Schedule H-1 of the 1993 Official Plan.

Employment Land Conversions

That a policy be added to specify that the employment land conversion policy
shall not prevent the re-designation of employment lands to non-employment
uses in the Bram West Secondary Plan adopted by Council in October 2006 as
OP93-270.

15
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CONCLUSION:

Based on comments received from the statutory public meeting, and agency
circulation, staff are recommending that some changes be made to the official
plan amendments. The revised official plan amendments are attached as
Appendix III and IV. Staff are seeking direction to prepare the necessary
documents in order for City council to adopt the Interim Growth Management
Policies at their meeting of October 24,2007.

RRectfu1v submitted,
\ \\ \

Adrian Smith, MCIP, RPP
Director, Planning and land
Development Services

Authored by: Tara Buonpensiero, Gro

Appendices

Appendix I - Copies of Agency and Stakeholder Correspondence
Appendix II - Copies of Minutes from the Sept. 5, 2007 Statutory Public Meeting
Appendix 111- Proposed Amendment to the 1993 City of Brampton Official Plan
Appendix IV - Proposed Amendment to the 2006 City of Brampton Official Plan
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Appendix I
Copies of Agency and Stakeholder Correspondence
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,Regiond Peel
WO/(kltlq lo/( qOd.

Environment, Transportation and
Planning Services

September 11, 2007

~
-- ." --'

::1City of Bramptc.n
PLANNINGAN!:BUllDINGnrPMnMEN1

.. I
I

DAn, SEP 1 1 2007 Rct'd I

FileNo. '_'h_~:: ' .I

Tara Buonpensiero, Growth Management Policy Planner
City of Brampton, 2 Wellington Street West
Brampton, ON L6Y4R2

Dear Ms. Buonpensiero:

Re: Proposed Official Plan Amendment
(Interim Growth Management Policies),
City Initiated OPA dated August 2007

Regional staff has reviewed the above noted proposed draftOfficialPlanAmendment
and offer the followingcomments:

Region of Peel Official Plan

A Regional Official Plan Amendment is not required and the proposed amendment is
exempt from Regional Approval pursuant to Section 17(9) of the Planning Act.

The Provincial Growth Plan/Places to Grow

Region of Peel acknowledges this "Interim' Policy will ensure city objectives are
achieved regarding development and residential intensification outside of the Central
Area as well as applications involving conversion of employment lands, thereby
ensuring conformity to the Provincial Growth Plan.
Conclusion

The Region is supportive of the proposed Official Plan Amendment. We would
appreciate being notified of City Council's adoption of the proposed official plan
amendment. If you have any questions, please contact me at (905) 791-7800
extension 4346

Yours ~uly, ./ L
'

~~ /f{C' ,~
Brian Hudson, MCIP
Development Planner

10 PeelCentreDr., 8ramptan, ON L6T 489 Tel: (905) 791-7800 www.regian.peel.on.ca
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CREDIT VALLEY
<;;'ONSEj-<VATION
~eptember 7, 2007 City of Brampton

PLANNING,DESIc,r\J& DEVELOPMENT
City of Brampton
Planning and Building Department
2 Wellington Street West
Brampton,ON L6Y 4R2

DATE. SEP 1 1 2007 Rec'd

Attention: Tara Buonpensiero
File No.

Dear Ms. Buonpensiero:

Re: eve File No. OPA 07/002
Interim Growth ManagementPolicies

CVC staff have reviewed the City initiated official plan amendment proposing to amend both the 1993 and 2006
Brampton Official Plans to include interim growth management policies until the overall conformity exercise for
the Provincial Growth Plan is complete. Staff generally have no concerns with the policies however in keeping
with our comments on the 2006 Brampton OP, we add the following comments in bold.

,I Section4.14.1.1

All proposals for residential intensification 4 storeys or greater, outside of Brampton 's Central Area, shall
submit supportingjustification to demonstrate thefollowing to the satisfaction:

. Compatibility, including lot size, configuration, frontages, (remove natural environment but add the
following point in bold), height, massing. architecture, streetscapes, heritage features, setbacks,
privacy, shadowing, the pedestrian environment and parking.

. TIJat tlte proposal meets the required limits of development as establislted by the City and
ConservatiiJlJ Autlwrity alld tlJat appropriate buffers alld mitigating measures are applied if
lIecessary, ill order to ellsure the preservatiOlJ, protectioll alld restoration of the natural heritage
system.

Continued to the last point:

. Through a stormwater management plall acceptable to the City alld Conservation Authority, idelltifjl
the required storm drainage system. potelltial impacts on dowllstream watercourses, and recom",end
sustainable teclmologies and the concepts of low impact development where possible and measures to
mitigate impacts of developmellt.

Page I of2

(:wdil \'dllq CUI1Sl'IYd1iOI1 I :.!:):) old Derry BO,H\. !\tissisS,Hlg<l, OI)1<1rio L.')!'I ()J{-/
P!l()11C (~)():)) (j7()-(i(:> F,L\ (~)():;) (j,O-:2:210
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September 7, 2007
RE: Interim Growth Management Policies

Staff trust that these comments are satisfactory, however should have any questions please do not hesitate to caB
the undersigned.

D,
Planner
cc: City of Brampton

Planning, Design & Development
Attention: Adrien Smith

Page 2 nf 2
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Buonpensiero, Tara

From:

Sent:
Kathie Kurtz [kathie.kurtz@caledon.ca]
2007/09/05 3:05 PM

To: tara.buonpensiero@brampton.ca

Cc: Dan Kennaley; Mary Hall

Subject: Proposed Brampton Interim Growth Management Policies

Hello Tara:

Jhave reviewed the proposed Interim Growth Management Policies and do not have any comments. We
appreciate that this is an interim measure pending the outcome of the Brampton intensification study and the
provincial policy conformity exercises at the Regional and Area Municipal level.

Kathie Kurtz
Senior Policy Planner

... ..........
The information contained in this Town of Caledon electronic message is directed in confidence solely to the person(s) named above and may not be
otherwise distributed, copied or disclosed including attachments. The message may contain information that is privileged, confidential and exempt
from disclosure under the Municipal Freedom of Information and Protection and Privacy Act and by the Personal Information Protection Electronic
Documents Act. The use of such personal Information except in compliance with the Acts, is strictly prohibited. If you have received this message in
error, please notify the sender immediately advising of the error and delete the message without making a copy. Thank you.

2007/09113
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Buonpensiero, Tara

From:

Sent:
Cox, Stephanie [Stephanie. Cox @dpcdsb.org]

2007/09/192:57 PM

To: 'tara.buonpensiero@brampton.ca'

Cc: 'Mountford, Paul'

Subject: Proposed Interim Growth Management Policies

Hi Tara,

Please be advised that the Dufferin-Peel Catholic District School Board has reviewed the City of
Brampton's Proposed Interim Growth Management Policies and Proposed Official Plan Amendments
and advise that we have no comments at this time.

Kindly advise us of Council's decision on this matter.

If you require further information do not hesitate to contact me.

Regards,
Stephanie

Stephanie Cox, MCIP, RPP
Planner
Dufferin-Peel Catholic District School Board
Phone: (905) 890-0708 ext. 24163
Fax: (905) 890-1557
e-mail: stephanie.cox@dpcdsb.org

2007/09/25



r\-L.5
GLEN SCHNARR & ASS()CIATES INC.
URBAN & RCGIONAI PIANNIRS, LAND DIV(IOP~£NT (ONSUI1ANII

PKltlmM.:

GLENS(HNAR~,M.LLP.,R.P.P.

September 4,2007 Our File: 448-004

ASSOCIAIIS:

(ARI DRAVllf't, Mur, F..P.r

GLEN W. BROtt, M.LI.P., R.P.P.

JEff R. DUNCAN,ALS.l(A), LPl

(OLIN (HUNG, MUP., R.P.P.City of Brampton
City Clerk's Office
2 Wellington Street West
Brampton, Ontario
L6Y 4R2

Attention: Ms. Chandra Urquhart, Legislative Coordinator

Dear Ms. Urquhart:

RE: Statutory Public Meeting on September 5,2007
Interim Growth Mana2ement Policies on Hi2h Densitv Development

We submit our comments on behalf of Heathwood Homes (Meadowvale) Ltd. and
Michael Jeremy Investments Ltd., who collectively own approximately 7.55 ha (18.7 acres) of
land on the northwest corner of Highway 407 and Mavis Road. The subject property is outside
of the City's proposed Transit Supportive Nodes and Intensification Corridors.

As part ofthe OMB settlement reached in March 2007, the City committed to advance an
amendment to the Official Plan to allow high-density residential apartment development on a 3~
acre block of land 011the subject property and obtain Council decision prior to May I, 2009.

We understand that the City is advancing interim growth management policies that would
consider proposals for residential intensification 4 storeys or greater in areas outside ofthe
Central Area and Transit Supportive Nodes and Corridors that require an amendment to the
Official Plan premature until the adoption of the City's Growth Plan confQnnity exercise is
completed.

\\'hile we acknowledge the informal response from City planning staff that the City's
OPA process for the high-density development on our clients' 3-acre parcel will be grand-
fathered from the Interim Growth Management policies, we would appreciate a fomlal response
that the OPA process on our clients' lands will not be impacted by the Interim Growth
Management policies.

Yollrs very truly,

GLEN S CIATES INC.

Col~ng. M.('~
Associate

10 KrNGS6RIDGfGARDEN(JRClf

SUIT[700

MISSISSAU&A,!)tHAJ;1O

IjR3K6
1ft [905)568.8888

FAX(905) 56B-8894

WEBSITEwW\\"gloi,eu
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Buonpensiero, Tara

From: Given, Janice

Sent: 2007/09/04 5:10PM

To: Buonpensiero, Tara

Cc: Kraszewski, Dan; Smith, Adrian

Subject: FW: Item D3 on the Sept 5th PDDC Agenda - Interim Growth Management on High Density Public
Meeting

Tara, please provide a written response to Colin once the recommendation report is signed.

Thanks,

Janice Given, MCIP, RPP
Manager, Growth Management and Special Policy
Planning, Design and Development
City of Brampton

janice.given@brampton.ca
phone: (905) 874-3459
fax: (905)874-2099

Original Message---
From: Kraszewski,Dan
Sent: 2007/09/045:04 PM
To: Smith, Adrian; Given,Janice
Subject: FW:Item D3 on the Sept 5th PDDCAgenda - Interim Growth Management on High Density Public
Meeting

FYI

Dan
Original Message----

From: ColinChung [mailto:colinc@gsai.ca]
Sent: 2007/09/044:47 PM
To: Urquhart, Chandra
Cc: Kraszewski, Dan; Gervais, Michelle
Subject: Item D3 on the Sept 5th PDDCAgenda - Interim Growth Management on High Density PublicMeeting

Our file: 448-004

Hi Chandra, would you be kind in circulating the attached letter to the PDDC members tomOITOw.I do not intend
to speak other than having the City acknowledge that the attached letter has been filed at the Public Meeting.
Thanks and I will see you tomorrow.

Colin Chung, M.C.I.P., R.P.P.
Associate
Glen Schnarr & Associates Inc.

Phone (905) 568-8888 Fax (905) 568-8894
!o'\IW1!V~~~!.~lt

The information contained in this message is legally privileged and confidential information intended for the use of the individual or entity
named above. If the reader of this message is not the intended recipient, you are hereby notified that any use, dissemination, distribution or
c~p¥ of this message is strictly prohibited. If you have receivedthi:ime:isageinerror,pleaseimmediatelynotifyusbytelephoneandreturnthe
onglnal message to us by mail at the address above. Thank you.

2007/09105
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TurkstraMazza
Hamiltonlondon MisslssaugaToronto

Scott Snider
15 Bold Street

Hamilton Ontario Canada L8P 1T3
Direct Line 905 526-6183 ext. 289

Receptionist 905 529 3476 (905 LAW-FIRM)
Facsimile 905 529 3663

ssnider@tmalaw.ca

September 5, 2007

Mayor & Members of Planning, Design
& Development Committee and Council
City of Brampton
2 Wellington Street West
Brampton
Ontario L6Y 4R2

Re: September 5, 2007 Public Meeting
Draft Official Plan Amendments
Proposed Interim Growth Management Policies
City File No. G65 GP
Royalcliff Developments Inc.

We represent Royalcliff Developments Inc. and Lake Path Holdings Inc. (hereinafter
"Royalcliff") in this matter. Royalc1iff is the owner of approximately 10 acres of land
bounded by Sandalwood Parkway East, Conestoga Drive, Loafers Lake Lane and the-
Etobicoke Creek.

Royalcliffhas requested that we review City of Brampton Staff Reports dated July 20,
2007 and August 2007 as they relate to proposed Draft Official Plan Amendments -
Interim Control Management Policies. We would like to take this opportunity to provide
input for your consideration.

As the Committee is well aware, our client has made application to amend the Official
Plan and the Zoning By-law to pennit the development of approximately 1400 residential
units on the subject site. The current long established zoning for the site pennits two (2),
18 storey highrise buildings containing a total of up to 419 units. The application
represents residential intensification. Our client has an interest in the proposed "Interim
Growth Management Policies" described in both the July 20, 2007 and August 20, 2007
Staff Reports.
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As noted in the Reports, there is significant, broad based direction in provincial policy
supporting residential intensification. Similarly, both the current Brampton Official Plan
and the adopted (but not approved) 2006 Brampton Official Plan include policies that
encourage and guide the consideration of residential intensification. In fact, the 2006
Official Plan specifically-notes that:

"The strategic policy direction of the Growth Plan has been incorporated
throughout this Official Plan."

None of the policy documents referenced in the Royalcliff Application nor the materials
filed in support of the Application promotes intensification "at all costs" as suggested in
the July 20, 2007 Report. For instance, there is policy direction in the current Official
Plan requiring that intensification opportunities be evaluated against specific criteria
designed to balance the strong emphasis on intensification with other planning objectives.

Royalcliffs Application was submitted on February 8, 2007. The application package
was extensive and included, among other things, a detailed Planning Justification Report.
The Planning Justification Report evaluates the Royalcliff proposal against aJl relevant
policy including the 2005 PPS, the Growth Plan and the City's Official Plan. While
additional technical reports were submitted in June of this year, the planning policy
analysis has been before staff since February 2007.

In our respectful submission, the Planning Justification Report clearly demonstrates that
the Royalcliff application fully complies with all relevant provincial and municipal policy
direction with respect to residential in~ensification.

It would seem that upon reviewing the Planning Justification Report and other supporting
documents, that staff came to essentially the same conclusion. In the Staff Report dated
July 20, 2007 (prepared some 5 months after receiving the Royalcliff application) , staff
criticize unnamed justification reports and go on to assert that:

"Existing policies may not adequately guide recommendations for an
appropriate type and scale of residential intensification outside of the
Central Area."

Staff have now recommended new "intensification policies" for inclusion in both the
current and proposed Brampton Official Plans. The new intensification policies include
additional criteria and maximum building heights. These recommendations are provided
without any significant planning study, review or consultation that would justify the
criticism of the current policy regime, nor the proposed new policies and criteria. With
respect, the process and the proposed amendments seem to reflect a rushed proposal on
the part of the municipality designed to defeat a particular project rather than to deal with
broad policy issues.
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In our respectful submission, the maximum building heights are arbitrary and the
additional criteria are unnecessary and ill-conceived. The planning study and analysis in
support of the amendments is completely inadequate; indeed, if this was a privately
initiated Official Plan amendment, we do not believe the application would be accepted
as complete given the lack of supporting documentation.

For some reason, these proposed Amendments were not immediately brought to our
client's attention. By copy of this coITespondence to Ms. Zannnit, we respectfully
request notice of any future meetings, reports and the adoption of any Amendments in
respect of these proposed Amendments or any other proposed changes to the policy
regime relevant to the Royalcliff Applications.

y OUTStruly

~
Ssls
13304/8

cc: Kathryn Zammit, City of Brampton
Jolm Corbett, City of Brampton
Adrian Smith, City of Brampton
Janice Given, City of Brampton
Tara Buonpensiero, City of Brampton
Michael Gagnon, Gagnon Law Bozzo Urban Planners Ltd.
Lily Law, Gagnon Law Bozzo Urban Planners Ltd.
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Principals

Michael Gagnon, B.E.5.,M.C.J.P.,RP.P.

lily Law, B.E.5.

Jennifer Bozzo, B.A.,M.C.I.P.,R.P.P.
U..A" .'A""'" LTD.

Established 1990

September 5, 2007 OurFile:
P.N.07.1296.00

City of Brampton
Clerk's Department
2 Wellington Street West
Brampton, Ontario
L6Y 4R2

i.. ~. . .

<'C .. J ' J r; 'i n n'"'
'. \: :. t ./ L Ut' !

Attention: Kathy Zammit, City Clerk
. ;.'".

0.-- ~ pages via Fax:
(905)874-2119
Original Hand
Delivered

.-" .". '.

Re: September 5, 2007 Public Meeting Input
Proposed Interim Growth Management Policies

Dear Ms. Zammit,

Gagpon Law Bozzo Urban Planners Ltd. is retained by Mady Development Corporation
("Mady") and Origin Retirement Communities ("Origin") to provide land use planning
consulting services in connection with a retirement lifestyle community proposal for three
adjoining properties municipally known as 221-227 Main Street South in the City of
Brampton ("SubjectLands"). The subject site is located on the west side of Main Street
South, northof CharolaisBoulevard.

Although the properties are currently occupied by single detached residential uses, the
Brampton South Secondary Plan contemplates their future intensification by applying a
"Residential High Density" designation. The loeational attributes of the site make it well
S'Jited for high density residential development. The site is ideally situated in a ravine
setting along a major roadway, a public transit route and located immediately north of an
existing Regional Retail Centre.

The redevelopment process was commenced early this year and, since then, Mady, Origin
and its consultants have been actively engaged in discussions with City staff and approval
agencies regarding the redevelopment proposal. On June 28, 2007, a Growth Management
Development Review Team pre-application meeting was held to review a preliminary
concept for the subject lands and determine application requirements. Mady and Origin will
be initiating an informal public review process in the near future to solicit feedback from the
community in order to further develop the concept plan.

While the development concept is still in its early stages, the plan currently illustrates two
rt.sidential towers, with heights of six and ten storeys, linked by a one-storey amenity
podium. Based on the current plan, approximately 200 units are proposed. The net

21 Queen Street East,Suite 500 . Brampton, Ontario, Canada L6W 3Pl

Phone: (905) 796-5790 . Fax: (905) 796-5792 . E-mail: gagnon@idirect.com
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residential density is unknown at this time. Approximately half of the units proposed are
rental retirement units without full kitchens that are much smaller than the average high rise
residential unit.

We have reviewed the Planning, Design and Development Committee Report dated July 20,
2007 regarding the City's Proposed Interim Growth Management Policies. The subject site
is identified as being located on an Intensification Corridor, namely Main Street South. The
proposed policies would limit the future development on the lands to a maximum height of 8
storeys and a maximum density of 200 dwelling units per net residential hectare.

In our opinion, adequate policies currently exist in the Official Plan that protect for
compatible residential intensific~tion. With regard to the interim growth management
appr")ach being advanced for residential intensification:

. The proposed height and density policies are overly restrictive and do not allow for
variations subject to appropriate study and technical assessment - which may
discourage future development and limit intensification opportunities. Subject to
compliancewith the compatibilitycriteriaspecifiedin Subsection4.14.1 of the draft
Official Plan Amendment, developments should be allowed to exceed the prescribed
height and density;
Prior to advancing a Staff Recommendation Report to a future Planning Committee
Meeting, the City should initiate a public consultation process with a cross section of
community stakeholders, including local residents, developers, builders, City staff
and members of Council representatives to create suitable interim growth
management policies that are developed through a collaborative and iterative
process that builds consensus;
The interim growth management policies should be phased in to allow existing
development proposals that are in the review process (with or without the submission
of formal applications) to be considered in the context of existing Official Plan
policies.

.

.

Based of the foregoing, the proposal represents a unique retirement lifestyle intensification
opportunity that should be exempted from policies geared towards high rise residential
developments. Thank you for the opportunity to submit these comments for your
consideration. We welcome an opportunity to further discuss the City's draft policies.

Sincerely,

~ .~_.

. ..' ~
I rBo.

"

C.c.: Councillor John Sanderson
Councillor Bob Callahan
Adrian Smith, City of Brampton
Mady Development Corporation
Origin Retirement Communities



n - --- -- ---

~, -sO

t!\f:~GN'-IBo%%o

Principals'---
C

. !t;;-;-;- 8, ~- t Michael Gagnon, B.E.S.,M.Cl.P., R.P.P.P t ..' c;;"lpon tLANNlt1GANDBUILDINGDfPART~\J~fw, B.E.S.
Jenni er Bozzo, B.A.,M.C.I.P..R.P.P

,p us &U. DATf SEP 1 1 2007 Re('d
Established 1990

September 10, 2007 FileNo.--- (;05 f.,P--------..--.

Mayor & Members of Planning, Design &
Development Committee and Council
The Corporation of the City of Brampton
2 Wellington Street West
Brampton, Ontario
L6Y4R2

Our File:
P .N.03.914.00
Interim Growth
Management Policies

Re: September 5, 2007 Public Meeting
Draft Official Plan Amendments
Interim Growth Management Policies
City File No.G65 GP
Ornstock Development Ltd.

We represent Ornstock Development Ltd. (hereinafter "Ornstock"). Ornstock is the
owner of the 91.85 acre parcel of land located at the northwest corner of Steeles
AvenueWest and Mississauga Road.

We wish to take this opportunity to provide input into the proposed Interim Growth
Management Policies which were presented at the September 5, 2007 Public Meeting.
We have read the July 20, 2007 and August 20, 2007 Staff Reports. We also attended
and listened to the submissions which were made at the above referenced Public
Meeting.

Over the past several years, Ornstock has actively participated in the Bram West
Secondary Plan Review, the Brampton Official Plan Review and most recently in the
Bram West Secondary Plan Area, Block 40-3 Planning Exercise.

Our client has filed an Official Plan Amendment Application which proposes that a small
portion of the Ornstock lands be re-designated from Employment to Residential. The
municipality has indicated support (in part) for a portion of the proposed Employment to
Residential conversion. In addition, the City of Brampton has supported the proposed
conversion of hundreds of acres of Employment lands to Residential elsewhere in the
Secondary Plan Area; immediately adjacent to and across the street from the Ornstock
property.

)
.'

21 Queen Street East, Suite 500 .Brampton, Ontario, Canada L6W3P1

Phone: (905) 796-5790 .Fax:(905) 796-5792 .E-mail:gagnon@idirectcom
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Ornstock is optimistic t.hat by the time that the Block 40-3 Planning Exercise is
completed that the municipality will fully support the proposed Ornstock Employment to
Residential conversion. The rationale behind the proposed conversion has been
outlined and presented to the municipality on a number of occasions.

Our client has an interest in the proposed "Interim Growth Management Policies"
described in the July 20, 2007 and August 20, 2007 Staff Reports. Ornstock was not
notified that the aforementioned Reports were being tabled. This lack of Notice is
discouraging considering the dialogue that has taken place with the municipality on the
future disposition of the Ornstock property and our client's involvement in the Official
Plan and Secondary Plan Reviews.

Furthermore,as their consultants, we were surprised with the tabling of these
documents under the moniker of 'Interim Growth Management Policies'. It is fortunate
that we were reviewing the Report on behalf of another client in connection with the
Growth Plan and thereby discovered that the Report was dealing in part with
Employment to Residential conversions.

On the question of processing and the timing of the Interim Growth Management
Policies, it is expected that the Block 40-3 Planning Exercise will be completed well in
advance of June 2009. It is unacceptable to suggest that Ornstock be required to wait
until the Growth Plan Compliance Exercise is complete before proceeding in the context
of the work that is being done in connection with the Bram West Secondary Plan Area.

The Reports suggest that City staff is concemed that a private Official Plan Amendment
in support of an Employment to Residential conversion may be initiated prior to
completion of the municipally initiated comprehensive reviewCind thus prematurely
argue that the requirements have been met. Upon review, it is Ornstock's opinion that
there is a lack of justification being advanced by the City in support of the Amendments.
In the absence of proper justification, the Amendments themselves are premature.

The Growth Plan and the various policies associated with it were taken into
consideration by the City of Brampton when the existing and proposed Official Plans
were prepared. Both the current Brampton Official Plan and the adopted (but not
approved) 2006 Brampton Official Plan include policies that address issues related to
Employment. The 2006 Official Plan specifically notes:

"The strategic policy direction of the Growth Plan has been incorporated
throughout this Official Plan."

Both versions of the Official Plan include policies which address Employment goals and
objectives, as well as criteria for the consideration of where various types of
Employment is best suited. Brampton is a large urban municipality which has
experience in dealing with Employment and Residential related applications; including
proposals for conversions. This assertion is supported by the municipality's own
actions wherein Bram West related Reports were prepared by City staff which included

GLB Urban Planners Ltd. 2
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schedules depicting Employment to Residential conversions in the vicinity of the
Ornstock property.

In our respectful submission, the materials submitted by Ornstock provide a greater
depth of justification for the proposed Employment to Residential conversion, than do
the City's Reports. The municipality through the aforementioned Staff Planning Reports
has failed to advance sufficient support of the proposed policies which could possibly
delay consideration' of any such conversions until June 2009.

The recommendations included in the July and August 2007 Staff Reports are provided
without any significant planning study, review or consultation which would support their
approval at this time. The process and the proposed amendments seem to reflect a
hurried attempt to advance policies which could possibly delay applicants seeking
consideration of Employment to Residential conversions. In our respectful submission,
the Official Plan contains a sufficient policy framework for the consideration of
Employment to Residential conversions.

By copy of this correspondence to Ms. Zammit, we respectfully request notice of any
future meetings, Reports and the adoption of any Amendments with respect to this
proposal.

Yours truly,

/'

~~

// ?;; /~~/. ~/ . ~
/-?> . / ~"""'-<.

AIIithaQI--Gagrion,B.E.S., M.C.I.P., R.P.P.
Manag1ri~Principal Planner

c.c.;../Kathy Zammit, City of Brampton
/ . / John Corbett, City of Brampton
~ Adrian Smith, City of Brampton

Michael Halls, City of Brampton
David Waters, City of Brampton
Christine Lo, City of Brampton
Malik Majeed, City of Brampton
Michael Tylman, Orstock Development Ltd.
Andrew Walker, GLB Urban Planners Ltd.
John Barnett, GLB Urban Planners Ltd.

MG/mm/914Itr.
DMKFW

GLB Urban Planners Ltd. 3
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September 17, 2007

City of Brampton
2 Wellington Street West,
Brampton,ON
L6Y 4R2

FileNo. ----
'=~'::"':-:':.!

. .

Attention Mr. John Corbett, Commissioner afPlanning, Development and Design
. '

Re: Information Report G65 GP Draft Official Plan Ameridments-InteriniGrowtb
. .

Management. dated August 20. 2007.

Dear Sir:

We are in receipt oft~e subject report and have the following comments as they apply to
the "Morrissey property" which is located in Lot 4, Concession 10, Northern Division
and is currently zoned under By-law 124-2006.

. The pmpose of this letter is to request that staff be directed, as part of the process of the
report, to amen~ as necessary the zoning on these lands such that the requirement for the
100,000 sq.ft. of offices, which is currently required before the Holdj.ngZone is relea.sed
on Section 1916 and 1919 under this by-law, be changed so that it only impacts the
Section 1919 area which is tIle comer of Queen Street (Regional Road 107) and Regionai
Road 50, thereby eliminating this requirement from the Section 1916 portion of the site
(Thenortheastcomer of GoreRoadand QueenStreet). '

For clarity, this would release the lands west'of the valley (currently desigI?-atedSection
1914, 1915 and 1916) from any restrictions related to the requirement of providing office
uses, but maintain them for the Section 1919 area on the east side of the valley.

I have attached a copy of Schedule "A" from By-law 124-2006 on which I have marked
the particular areas of concem.

In addition we have determined that the marketplace would support a large grocery store
use (up to 9,000 sq.m.), which we would locate on the east side of the valley within the
areas currently designated Sections 1917 and 1918 under By-law 124-2006. As such, we
a request that this use be added as a permitted use in these areas.

'Of course, we will continue to work with City staff to achieve the employment objectives
for these lands and to deliver the required office space in a manner that is consistent with
your guidelines and your economic development strategyandurbandesignguidelines.

Castlepoint Investments Inc.
8500 Leslie Street, Suite 380 . Thornhill, Ontario. L3T 7MS

(905) 731-3320 Fax (905) 71t-14RI
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I note that these changes would not constitute a "conversion" nom employment lands to a
different use, rather it would result in putting the requirement for the office concentration
in the most marketable area adjacent to the most significant arterial roads and simply
broaden the already permitted uses for this site.

Please incorporate these changes as part of the processing of the work contemplated by
the subject report.

Yours truly, -.

--~-_.
Maurice Stevens
Vice President

"
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Appendix II

Copies of Agency and Stakeholder Correspondence

Report from J. Given, Manager, Growth Management and Special
Policy, and T. Buonpensiero, Policy Planner, Planning, Design and
Development, dated August 20,2007, re: City of Brampton - Draft
Official Plan Amendment - Interim Growth Management Policies
(File: G65 GP).

The Chair acknowledged the following submissions:
. Glen Schnarr and Associates, on behalf of Heathwood

Homes (Meadowvale) Ltd. and Michael Jeremy Ltd. dated,
September 4, 2007.
Gagnon Law Bozzo Urban Planners, on behalf of Maddy
Development Corporation and Origin Retirement
Communities, dated September 5, 2007.
Turkstra Mazza, on behalf of Royalcliff Developments Inc.
and Lake Path Holdings Inc., dated September 5,2007.

.

.

Ms. Tara Buonpensiero, Policy Planner, provided background
information on the City's Growth Plan conformity exercise. The
purpose of the proposed official plan amendment is to add interim
growth management policies to the Official Plan due to new policy
direction from the Province that emphasizes intensification and the
preservation of employment lands. The policies would be in effect
until the Growth Plan conformity exercise is completed in 2009. Ms.
Buonpensiero outlined the policy areas and the next steps of the
proposal. She advised that the draft official plan amendments have
been circulated externally for comments.

Mr. Jim Kennedy, KLM Planning Partners, advised that he has
clients within the Bram West Secondary Plan Area and is
requesting clarification that this City initiated official plan
amendment will not affect the land use modifications included
in the official plan amendment for the Bram West Secondary
Plan, given that the official plan amendment for the Bram West
Secondary Plan has been approved by Council, but has been
appealed to the Ontario Municipal Board. The specific area of
concern are those lands previously designated employment,
and now designated residential.

Mr. Scott Snider, Turkstra Mazza, on behalf of Royalcliff
Developments Inc., owners of lands in the vicinity of Sandalwood
Parkway east, Conestoga Drive, Loafers Lake Lane and Etobicoke
Creek, advised that he submitted correspondence with comments
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and input for consideration. He was concerned about the new
intensification policies being proposed and its impact on his clients
development application that has been filed with the City.

Mr. Peter Orphanos, 5372 Dren Kelly Court, Mississauga, was
concerned about the new intensification policies being
proposed and its impact on the environment. He requested
that measures be taken to protect the natural environment and
greenspace and suggested that a natural environment study
be conducted and an inventory of such lands be done.

Staff confirmed that the issues raised at this meeting will be
addressed in the recommendation report which will be presented to
Committee at a future date.
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Appendix III
Draft Amendment to the 1993 City of Brampton Official Plan
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To Adopt Amendment Number OP93-
to the OfficialPlan of the

City of Brampton Planning Area

The Council of The Corporation of the City of Brampton, in accordance

with the provisions of the Plannina Act, R.S.O. 1990, c.P. 13, hereby

ENACTS as follows:

1. Amendment Number OP93- - to the OfficialPlan of the City of

Brampton Planning Area is hereby adopted and made part of this

by-law.

READa FIRST, SECOND and THIRDTIME,and PASSED in OPEN

COUNCil, this day of 2007.

Susan Fennell - Mayor

Kathryn Zammit - Clerk

Approved as to Content

Adrian Smith, M.C.I.P., R.P.P.

Director of Planning and Land DevelopmentServices
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AMENDMENT NUMBER OP93-

TO THE OFFICIAL PLAN OF THE

CITY OF BRAMPTON PLANNING AREA

1.0 Purpose:

The purpose of this amendment is to:

. Add interim growth management policies to the Official Plan to

guide development of certain types of residential intensification

outside of Brampton's Central Area, and employment land

conversions until such time that the City adopts the conformity

amendment for the Provincial Growth Plan.

2.0 Location:

The lands subject to this amendment include all of the lands within the

City of Brampton.

3.0 Amendments and Policies Relative Thereto:

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

Planning Area is hereby amended:

(1) The addition of a new Schedule H-1, entitled Interim Growth

ManagementAreas,as shownon ScheduleA attached.-

Section 4. Policies, is amended by adding the following as new

Section 4.14 and renumbering Section 4.14 to Section 4.15

accordingly:

(2)

4.14 Interim Growth Management Policies

In addition to the other policies of this plan, all applications being
considered by Council for residential intensification outside of the Central
Area, and for conversions of employment lands shall be subject to the
policies in Section 4.14 until such time that the City adopts the
conformity amendment for the Provincial Growth Plan for the Greater
Golden Horseshoe approved under the Places to Grow Act.

For the purposes of the Interim Growth Management Policies the
following definitions shall apply:

"Residential Intensification" shall mean the development of a property,
site or area at a higher density than currently exists.

3
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Residential Intensification within an "Intensification Corridor" shall mean
an application for residential intensification on a property with at least
one property boundary that abuts the right-of-way defining the
"Intensification Corridor" as identified on Schedule H-1, Interim Growth
Management Policy Areas.

Residential Intensification within a "Transit Supportive Node" shall mean
an application for residential intensification on a property that is within a
SOO-metreradius of intersecting roads defining the "Transit Supportive
Node" as identified on Schedule H-1, Interim Growth Management Policy
Areas.

"Employment Area" is defined as an area designated in an Official Plan
for clusters of business and economic activities, including but not limited
to, manufacturing, warehousing, offices and associated retail and
ancillary facilities.

"Central Area" is defined as that area designated on Schedule H-1 -
Interim Growth Management Policy Areas.

4.14.1 General Intensification Policies

Introduction

4.14.1.1 All proposals for residential intensification 4 storeys or
greater, outside of the Central Area, shall submit
supporting justification to demonstrate the following to the
satisfaction of the City:

. Compatibility, including lot size, configuration,
frontages, height, massing, architecture, streetscapes,
heritage features, setbacks, privacy, shadowing, the
pedestrian environment and parking.

. Thatthe proposal meets the required limits of
development as established by the City and
Conservation Authority and that appropriate buffers and
mitigating measures are applied if necessary, in order
to ensure the preservation, protection and restoration of
the natural heritage system.

. That the proposal maintains transition in built form
through appropriate height, massing, character,
architectural design, siting, setbacks, parking and open
and amenity space.

. That there are no potential reductions in levels of
service for hard and soft infrastructure including
community services, human services, emergency
services, transportation systems and engineering
services.

. That the site is in close proximity to existing or planned
transit and maintains or improve pedestrian, bicycle and
vehicular access.

. That the development minimizes surface parking.

. That the site is in close proximity to community
facilities.

. That the site is in close proximity to neighbourhood
retail facilities and services.

. Through a storm water management plan acceptable to
the City and Conservation Authority, identify the
required storm drainage system, potential impacts on
downstream watercourses, and recommend

sustainable technologies and the concepts of low

4
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impact development where possible and measures to
mitigate the impacts of development.

Notwithstanding the above, Policy 4.14.1.1 shall not
apply to the 3 acre Heathwood Homes site at the north
west comer of Mavis and Highway 407 as identified as
Area A on Schedule H-1.

Transit Supportive Nodes and Intensification Corridors

Transit Supportive Nodes and Intensification Corridors
within the Central Area, are not subject to policy 4.14.2.2
and 4.14.2.3 below.

Proposals for residential intensification 4 storeys or
greater, outside of the Central Area, within a Transit
Supportive Node and Intensification Corridor along
Highway 10, between Sandalwood Parkway and the
BramptonlMississauga municipal boundary, and along
Queen Street, between Chinguacousy Road and the
Brampton/Vaughan municipal boundary that require an
amendment to the Official Plan and/or Zoning By-law will
be evaluated based on the General Intensification Policies
outlined in Section 4.14.1.1and shallbe limited to a
maximum building height of 10 storeys, and a maximum
density of 200 units per net residential hectare.

Proposals for residential intensification 4 storeys or
greater, outside of the Central Area, within a Transit
Supportive Node or Intensification Corridor and outside of
the specific area outlined in Policy 4.14.2.2, that requirean
amendment to the Official Plan and/or Zoning By-law will
be evaluated based on the General Intensification Policies
outlined in Section 4.14.1.1, and shall be limited to a
maximum building height of 8 storeys, and a maximum
density of 200 units per net residential hectare.

All Other Areas of the City

Proposals for residential intensification 4 storeys or
greater, in areas outside of the Central Area and Transit
Supportive Nodes and Corridors that require an
amendment to the Official Plan are considered premature
until the adoption of the City's Growth Plan conformity
amendment to the Official Plan in accordance with the
Places to Grow Act.

Proposals for residential intensification 4 storeys or
greater, in areas outside of the Central Area and Transit
Supportive Nodes and Corridors that do not require an
Official Plan amendment, but do require an amendment to
the Zoning By-Law will be evaluated based on the General
Intensification Policies outlined in Section 4.14.1.1, and
shall be limited to a maximum building height of 4 storeys.

Notwithstanding the above, policies 4.14.3.1 and 4.14.3.2
shall not apply to the 3 acre Heathwood Homes site at the
north west comer of Mavis and Highway 407 as identified
as Area A on Schedule H-1.

5
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4.14.4 Employment Land Conversions

4.14.4.1 Applications for an officialplan amendment to redesignate
employment areas to non-employment uses are
considered premature, pending the completion of a
MunicipalComprehensive Review and Council adoption of
the City's Growth Plan conformity amendment.

4.14.4.2 Notwithstanding the above, Policy 4.14.4.1 shall not apply
to the Bram West Secondary Plan, as approved by Official
Plan Amendment 93-270 and 93-271, and indicated as
Area B on Schedule H-1 Interim Growth Management
Areas.

Approved as to Content

Adrian Smith, M.C.I.P., R.P.P.

Director of Planning and Land Development Services

)

6
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Appendix IV
Draft Amendment to the 2006 City of Brampton Official Plan
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To Adopt Amendment Number OP06-

to the OfficialPlan of the

City of Brampton Planning Area

The Council of The Corporation of the City of Brampton, in accordance

with the provisions of the PlanninQAct, R.S.O. 1990, c.P. 13, hereby

ENACTS as follows:

1. Amendment Number OP06- - to the OfficialPlan of the City of

Brampton Planning Area is hereby adopted and made part of this

by-law.

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

COUNCil, this day of 2007.

Susan Fennell - Mayor

Kathryn Zammit - Clerk

Approved as to Content

Adrian Smith, M.C.I.P., R.P.P.

Director of Planning and land Development Services
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AMENDMENT NUMBER OP06-

TO THE OFFICIAL PLAN OF THE

CITY OF BRAMPTON PLANNING AREA

1.0 Pumose:

The purpose of this amendment is to:

. Add interim growth management policies to the Official Plan to

. guidedevelopmentof certain types of residentialintensification

outside of Brampton's Central Area, and employment land

conversions until such time that the City adopts the conformity

amendment for the Provincial Growth Plan.

2.0 Location:

The lands. subject to this amendment include all of the lands within the

City of Brampton.

3.0 Amendments and Policies Relative Thereto:

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

Planning Area is hereby Clmended:

(1) Modifying Schedule A General Land Use Designations to identify

Special Land Use Policy Area 11, as shown on the attached

Schedule A.

Section 4. Policies, is amended by adding the following

A new Section 4.13.3.11 - Special Land Use Policy Area 11:

Heathwood Homes

A new Section 4.14 and renumbering Section 4.14 through 4.15

to Section 4.15 and 4.16 accordingly

(2)

4.13;3.11 Special Land Use Policy Area 11: Heathwood Homes

Special Land Use Policy Area 11, Heathwood Homes as identified on
Schedule A, General Land Use Designations, identifies a 3 acre parcel
of land at the north west comer of Mavis Road and Highway 407.

As a result of agreements made between the land owner and the City of
Brampton, through a settlement from the Ontario Municipal Board, this
land will be contemplated for future high density residential and as such
Section 4.14 Interim Growth Management Policies shall not apply to
Special Land Use Policy Area 11.

3
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4.14 Interim Growth Management Policies

Introduction

In addition to the other policies of this plan, all applications being
considered by Council for residential intensification outside of the Central
Area, and for conversions of employment lands shall be subject to the
policies in Section 4.14 until such time that the City adopts the
conformity amendment for the Provincial Growth Plan for the Greater
Golden Horseshoe approved under the Places to Grow Act.

For the purposes of the Interim Growth Management Policies the
following definitions shall apply:

"Residential Intensification" shall mean the development of a property,
site or area at a higher density than currently exists.

Residential Intensification within an "Intensification Corridor" shall mean
an application for residential intensification on a property with at least
one property boundary that abuts the right-of-way defining the
"Intensification Corridor" as identified on Schedule 1 - City Concept.

Residential Intensification within a "Transit Supportive Node" shall mean
an application for residential intensification on a property that is withina
SOG-metreradius of intersecting roads defining the "Transit Supportive
Node" as identified on Schedule 1 - City Concept.

"Employment Area" is defined as an area designated in an Official Plan
for clusters of business and economic activities, including but not limited
to, manufacturing, warehousing, offices and associated retail and
ancillary facilities.

"Central Area" is identified as Secondary Plan Area 7 - Downtown
Bramptonand SecondaryPlanArea 36 - QueenStreetCorridoron
ScheduleG - SecondaryPlanAreas of the OfficialPlan.

4.14.1 General Intensification Policies

4.14.1.1 All proposals for residential intensification 4 storeys or
greater, outside of the Central Area shall submit supporting
justification to demonstrate the following to the satisfaction
of the City:

. Compatibility, including lot size, configuration,
frontages, height, massing, architecture, streetscapes,
heritage features, setbacks, privacy, shadowing, the
pedestrian environment and parking.

. That the proposal meets the required limits of
development as established by the City and
Conservation Authority and that appropriate buffers and
mitigating measures are applied if necessary, in order
to ensure the preservation, protection and restoration of
the natural heritage system.

. That the proposal maintains transition in built form
through appropriate height, massing, character,
architectural design, siting, setbacks, parking and open
and amenity space.

. That there are no potential reductions in levels of
service for hard and soft infrastructure including
community 5ervices,humanservices,emergency

4
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services,transportationsystemsandengineering
services.. That the site is in close proximity to existing or planned
transit and maintains or improve pedestrian, bicycle and
vehicular access.

. That the development minimizes surface parking.

. That the site is in close proximity to community
facilities.

. That the site is in close proximity to neighbourhood
retail facilities and services.

. Through a storm water management plan acceptable to
the City and Conservation Authority, identify the
required storm drainage system, potential impacts on
downstream watercourses, and recommend
sustainable technologies and the concepts of low
impact development where possible and measures to
mitigate the impacts of development.

Transit Supportive Nodes and Intensification Corridors

Transit Supportive Nodes and Intensification Corridors
within the Central Area, are not subject to policy 4.14.2.2
and 4.14.2.3 below.

Proposals for residential intensification 4 storeys or
greater, outside of the Central Area, within a Transit
Supportive Node and Intensification Corridor along
Highway 10, between Sandalwood Parkway and the
BramptonIMississauga municipal boundary, and along
Queen Street, between Chinguacousy Road and the
Brampton/Vaughan municipal boundary that require an
amendment to the Official Plan andlor Zoning By-law will
be evaluated based on the General Intensification Policies
outlined in Section 4.14.1.1 and shall be limitedto a
maximum building height of 10 storeys, and a maximum
density of 200 units per net residential hectare.

Proposals for residential intensification 4 storeys or
greater, outside of the Central Area, within a Transit.
Supportive Node or Intensification Corridor and outside of
the specific area outlined in Policy 4.14.2.2, that require an
amendment to the Official Plan andlor Zoning By-law will
be evaluated based on the General Intensification Policies
outlined in Section 4.14.1.1, and shall be limited to a
maximum building height of 8 storeys, and a maximum
density of 200 units per net residential hectare.

All Other Areas of the City

Proposals for residential intensification 4 storeys or
greater, in areas outside of the Central Area and Transit
Supportive Nodes and Corridors that require an
amendment to the Official Plan are considered premature
until the adoption of the City's Growth Plan conformity
amendment to the Official Plan in accordance with the
Places to Grow Act.

Proposals for residential intensification 4 storeys or
greater, in areas outside of the Central Area and Transit
Supportive Nodes and Corridors that do not require an
Official Plan amendment, but do require an amendment to
the ZoningBy-Lawwill be evaluated based on the General

5
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Intensification Policies outlinedinSection4.14.1.1, and

shall be limited to a maximum building height of 4 storeys.

4.14.4 Employment Land Conversions

4.14.4.1 Applications for an official plan amendment to redesignate
employment areas to non-employment uses are
considered premature pending the completion of a
Municipal Comprehensive Review and Council adoption of
the City's Growth Plan conformity amendment.

Notwithstanding the above, Policy 4.14.4.1 shall not apply
to the Sram West Secondary Plan, as approved by Official
Plan Amendment 93-270 and 93-271, and indicated as
Sram West Secondary Plan Area 40 on Schedule G of the
Secondary Plan.

4.14.4.2

Approved as to Content

Adrian Smith, M.C.I.P., R.P.P.

Director of Planning and land Development Services
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