
THE CORPORATION OF THE CITY OF BRAMPTON 

BY-LAW 
196-89 Number 

To adop-:'t~Am-en--d";'"m""e-n--t~N"'Um~b:-e-r-_"'T.I"r'6"r"6-

to the Official Plan of'"tile" 
Ci ty of Brampton Planning 
Area. 

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

with the provisions of the Planning Act, 1983, hereby ENAC~S as ,follows: 

1. Amendment Number 166 ------ 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 

166 to the Official Plan of the City of Brampton Planning Area. 

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

this 26th day of June , 1989. 

KENNETH G. WHILLANS - MAYOR 
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Amendment Number 166 

to the 

Official Plan 

for the 

City of Brampton 

This amendment to the Official Plan for t~e city of 

Brampton Planning Area which has been adopted by the 

council of the Corporation of the City of Brampton, is 

hereby modified under the provisions of Section 21 of 

The Planning Act as follows: 

1. section 4.5.4 is modified to read as follows: 

"As a general guideline, OFFICE development may 
occur at a Floor Space Index of 1.0. However, it is 
recognized that traffic impact on the road network 
may reduce the actual floor space capacity of 
specific sites designated for OFFICE purposes on 
Schedule SP 32 (A). Accordingly no office 
development shall be permitted until traffic impact 
studies have been carried out to the satisfaction of 
the City and other road authorities having 
jurisdiction and no further lands shall be zoned for 
office development until Peel Regional Council is 
satisfied that a comprehensive transportation study 
has demonstrated that the surrounding road n~twork 
can accommodate the proposed office development." 

2. section 4.6.3 is modified to read as follows: 

"Building setbacks may be imposed from the margin of 
OPEN SPACE/HAZARD LANDS where appropriate, so as to 
have regard for the extent and severity of potential 
hazards related to flood and erosion susceptibility, 
and the preservation of the natural environment. 
The setbacks shall be determined, if required by the 
appropriate conservation authority, the Ministry of 
Natural Resources and the City, prior to development 
approval, and shall be incorporated into the 
implementing zoning by-law.". 
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3. section 4.6 is modified by the addition of the 
following subsection: 

"4.6.4 Proposed alterations to watercourses within 
lands designated OPEN SPACE/HAZARD LANDS on 
Schedule SP32(A) shall be subject to review and 
approval by the Ministry of Natural Resources 
under the Lakes and Rivers Improvement Act ... 

4. Section 4.10 is modified by the addition of the 
following subsection: 

"4.10.5 Special policy Area Number 5 applies to those 
lands designated PRESTIGE INDUSTRIAL and OFFICE 
CENTRE on Schedule SP32(A) which are situated 
at the south-west corner of Steeles and Finch 
Avenue. It is the intent of this plan to 
develop these lands predominantly for PRESTIGE 
INDUSTRIAL and OFFICE CENTRE purposes. 
However, these lands may also be used for 
BUSINESS purposes in accordance with section 
4.2 of this plan provided that the following 
conditions are satisfied: 

(i) Notwithstanding any other policy in this 
plan, the maximum gross floor area devoted 
to BUSINESS purposes shall not exceed 25 
percent of the total gross floor area 
designated on the lands identified as 
"Special Policy Area Number 5"; 

(ii) The designation of lands devoted for 
BUSINESS purposes in the implementing 
zoning by-law shall only be approved in 
conjunction with the designation of the 
remaining lands within "Special policy 
Area Number 5" in the zoning by-law for 
OFFICE CENTRE and PRESTIGE INDUSTRIAL 
purposes; 

(iii) Development approval for the BUSINESS 
purposes permitted by this section, shall 
be subject to the submission of a tertiary 
plan in a manner acceptable to the City, 
in accordance with the site development 
criteria set out in section 4.2 of this 
plan; and; 
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(iv) Development approval for the BUSINESS 
purposes permitted in this section for 
"special Policy Area Number 5", shall be 
conditional on the submission of a traffic 
impact study which demonstrates that the 
additional traffic generated from the . 
proposed development can be accommodated 
within the capacities of the surrounding 
road network. Such traffic studies shall 
be approved by the road authorities having 
jurisdiction.". 

5. section 4.10 is further modified by the addition of 
the following subsection: 

"4.10.6 Special policy Area Number 6 applies to those 
lands designated MIXED INDUSTRIAL/COMMERCIAL on 
Schedule SP32(A), which are located in the 
vicinity of the north-east corner of Steeles 
Avenue and Parkhurst Square. The subj ect lands 
are more particularly described as Block 4, 
Registered Plan 43M-891. Notwithstanding the 
uses permitted within the MIXED INDUSTRIAL/ 
COMMERCIAL category by section 4.3.2 of this 
chapter, a fast food restaurant with a drive 
through facility shall be permitted on lands 
designated as Special Policy Area Number 6." 

6. section 5.5 is modified to add the following 
subsection: 

"5.5.2 As part of the development approval process 
certification shall be provided by a qualified 
noise consultant to demonstrate that the noise 
sensitive portions of proposed developments 
meet provincial noise guidelines." 

7. Schedule G to Official Plan Amendment 166 is 
modified by redesignating as "prestige Industrial" 
the area outlined in red and labelled as 
Modification 7. 

8. Sc~edule G to Official Plan Amendment 
modified by redesignating as "Special 
the area outlined in red and labelled 
Modification 8. 

9. Schedule G to Official Plan Amendment 
modified by redesignating as "Special 
the area outlined in red and labelled 
Modification 9. 

166 is 
site Area 5" 
as 

166 is 
site Area 6" 
as 

/4 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 
-

• 
• - 4 -

10. Schedule G is modified by redesignatinq as nParkway 
Belt west Policy Area" the site outlined in red and 
labelled as Modif~cation 10. 

11. Schedule H to Official Plan Amendment 166 which is 
cross referenced as Schedule "SP(32)" on the 
Schedule is modified by redesiqnatinq it as cross 
reference Schedule "SP32(B)n. 

As thus modified this amendment is hereby approved 

pursuant to Section 21 of The Planninq Act, as 

Amendment No. 166 to the Official Plan for the City of 

Brampton Planninq Area. 

Date:~ ~ WID 
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Office of the 
Minister 

Bureau du 
mlnistre 

ltj 
'-" Ontallo 

Ministry of 
Municipal 

Affairs 

Ministere des 
Affaires 

municipales 

June 8, 1990 

Mr. L.J. Mikulich 
City Clerk 
City of Brampton 
150 Central Park Drive 
Brampton, ontario 
L6T 2T9 

Dear Mr. Mikulich: 

777 Bay Street 
Toronto, Ontario 
M5G 2E5 
(416)585-7000 

Further to By-law 196-89, which adopts proposed 
Official Plan Amendment No. 166 for the City of 
Brampton, and pursuant to the provisions of section 
9(2) of the Ontario Planning and Development Act, I 
hereby declare that By-law 196-89 is deemed not to 
conflict with the Parkway Belt West Plan, 1978. 

Official Plan Amendment 166, as modified, is also known 
as Part IV - Chapter 32 of the Official Plan of the 
City of Brampton. It contains policies and land use 
schedules which permit a range of industrial, 
commercial, open space and linear facility uses. The 
amendment establishes specific development criteria to 
implement the goals and objectives of The Parkway Belt 
West Plan in that part of the Northern Link of the 
Parkway Belt West Plan located in parts of Lots 14 and 
15, Concessions 6, 7 and 8 E.H.S in the former Town of 
Mississauga, and parts of Lots 1 and 2, Concession 6, 
E.H.S. in the former Township of Chinguacousy and parts 
of Lots 1 and 2, Concessions 7 and 8, N.D. in the 
former Township of Toronto Gore, now all in the City of 
Brampton. This amendment is consistent with the intent 
of the Parkway Belt Plan, 1978. 

777, rue Bay 
Toronto (Ontario) 
M5G 2E5 
(416)585-7000 
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THE CORPORATION OF THE CITY OF BRAMPTON 

BY-LAW 
Number~~~19~6_-8~9~~ __ ~~ 
Io adopt Amendment Number~ 
to the Official Plan of the 
City of Brampton Planning 
Area. 

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

with the provisions of the Planning Act, 1983, hereby ENACTS as follows: 

1. 

2. 

Amendment Number 166 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 

166 to the Offi~ial Plan of the City of Brampton Planning Area. 

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

this 26th day of June 1989· 

[Iv 
KENNETH G. 

-----------------________ 19 _____ 
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Amendment Number 166 

to the 

Official Plan 

for the 

city of Brampton 

This amendment to the Official Plan for the city of 

Brampton Planning Area which has been adopted by the 

Council of the Corporation of the city of Brampton, is 

hereby modified under the provisions of section 21 of 

The Planning Act as follows: 

1. section 4.5.4 is modified to read as follows: 

"As a general guideline, OFFICE development may 
occur at a Floor Space Index of 1.0. However, it is 
recognized that traffic impact on the road network 
may reduce the actual floor space capacity of 
specific sites designated for OFFICE purposes on 
Schedule SP 32 CA). Accordingly no office 
development shall be permitted until traffic impact 
studies have been carried out to the satisfaction of 
the City and other road authorities having 
jurisdiction and no further lands shall be zoned fo~ 
office development until Peel Regional Council is 
satisfied that a comprehensive transportation study 
has demonstrated that the surrounding road network 
can accommodate the proposed office development." 

2. section 4.6.3 is modified to read as follows: 

"Building setbacks may be imposed from the margin of 
OPEN SPACE/HAZARD LANDS where appropriate, so as to 
have regard for the extent and severity of potential 
hazards related to flood and erosion susceptibility, 
and the preservation of the natural environment. 
The setbacks shall be determined, if required by the 
appropriate conservation authority, the Ministry of 
Natural Resources and the City, prior to development 
approval, and shall be incorporated into the 
implementing zoning by-law. 11. 

/2 
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3. section 4.6 is modified by the addition of the 
following sUbsection: 

"4.6.4 Proposed alterations to watercourses. within 
lands designated OPEN SPACE/HAZARD LANDS on 
Schedule $P32(A) shall be subject to review and 
approval by the Ministry of Natural Resources 
under the Lakes and Rivers Improvement Act." 

4. section 4.10 is modified by the addition of the 
following sUbsection: 

"4.10.5 Special Policy Area Number 5 applies to those 
lands designated PRESTIGE INDUSTRIAL and OFFICE 
CENTRE on Schedule SP32(A) which are situated 
at the south-west corner (If Steeles and Finch 
Avenue. It is the intent of this plan to 
develop these lands predonlinantly for PRESTIGE 
INDUSTRIAL and OFFICE CEN'1'RE purposes. 
However, these lands may elso be used for 
BUSINESS purposes in accordance with section 
4.2 of this plan provided that the following 
conditions are satisfied: 

(i) Notwithstanding any other policy in this 
plan, the maximum gross floor area devoted 
to BUSINESS purposes shall not exceed 25 
percent of the total gross floor area 
designated on the lands identified as 
"Special Policy Area Number 5"; 

(ii) The designation of lands devoted for 
BUSINESS purposes in the implementing 
zoning by-law shall only be approved in 
conjunction with the designation of the 
remaining lands within "Special Policy 
Area Number 5" in the zoning by-law for 
OFFICE CENTRE and PR$STIGE INDUSTRIAL 
purposes; 

(iii) Development approval for the BUSINESS 
purposes permitted by this section, shall 
be subject to the submission of a tertiary 
plan in a manner acceptable to the City, 
in accordance with th.e site development 
criteria set out in section 4.2 of this 
plan; and; 

/3 
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(iv) Development approval for the BUSINESS 
purposes permitted in this section for 
"Special Policy Area Number 5", shall be 
conditional on the submission of a traffic 
impact study which demonstrates that the 
additional traffic generated from the 
proposed development can be accommodated 
within the capacities of the surrounding 
road network. Such traffic studies shall 
be approved by the road authorities having 
jurisdiction .... 

5. section 4.10 is further modified by the addition of 
the following SUbsection: 

"4.10.6 Special Policy Area Number 6 applies to those 
lands designated MIXED INDUSTRIAL/COMMERCIAL on 
Schedule SP32 (A) , which are located in the 
vicinity of the north-east corner of Steeles 
Avenue and Parkhurst Square. The subject lands 
are more partic,ularly desc:ribed as Block 4, 
Registered Plan 43M-891. Notwithstanding the 
uses permitted within the MIXED INDUSTRIAL/ 
COMMERCIAL category by section 4.3.2 of this 
chapter, a fast food restaurant with a drive 
through facility shall be permitted on lands 
designated as Special Policy Area Number 6." 

6. Section 5.5 is modified to add the following 
SUbsection: 

"5. 5 • 2 As part of the development. approval process 
certification shall be provided by a qualified 
noise consultant to demons:trate that the noise 
sensitive portions of proposed developments 
meet provincial noise guic':elines. 11 

7. Schedule G to Official Plan Amendment 166 is 
modified by redesiqnatinq as IIPrestige Industrial" 
the area outlined in red and labelled as 
Modification 7. 

8. Schedule G to Official Plan Amendment 166 is 
modified by redesiqnatinq as "Special Site Area 5" 
the area outlined in red and labelled as 
Modification 8. 

9. Schedule G to Official Plan Amendment 166 is 
modified by redesignating as "Special Site Area 6" 
the area outlined in red and labelled as 
Modification 9. /4 
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10. Schedule G is modified by redesignating as "Parkway 
Belt West Policy Area" the site outlined in red and 
labelled as Modification 10. 

11. Schedule H to Official Plan An,endment 166 which is 
cross referenced as Schedule "SP(32)" on the 
Schedule is modified by redesignating it as cross 
reference Schedule "SP32(B)". 

As thus modified this amendment is hereby approved 

pursuant to Section 21 of The Plarning Act, as 

Amendment No. 166 to the Official Plan for the City of 

Brampton Planning Area. 

J:ohn/Sweeney / 
,Minister /of Munfc..ipal ffairs 
!/ jI ~~ 

Date:~ ~ WIQ 
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-----
Office of the 
Minister 

Bureau du 
ministre 

!tj 
~-,. 
Ontano 

Ministry of 
Municipal 

Affairs 

Ministere des 
Affaires 

municipales 

June 8, 1990 

Mr. L.J. Mikulich 
City Clerk 
City of Brampton 
150 Central Park Drive 
Brampton, ontario 
L6T 2T9 

Dear Mr. Mikulich: 

777 Bay Street 
Toronto, Ontario 
M5G 2E5 
/4161585-7000 

Further to By-law 196-89, which adopts proposed 
Official Plan Amendment No. 166 for the city of 
Brampton, and pursuant to the provisions of Section 
9(2) of the Ontario Planning and Development Act, I 
hereby declare that By-law 196-89 is deemed not to 
conflict with the Parkway Belt West Plan, 1978. 

Official Plan Amendment 166, as modified, is also known 
as Part IV - Chapter 32 of the Official Plan of the 
City of Brampton. It contains policies and land use 
schedules which permit a range of industrial, 
commercial, open space and linear facility uses. The 
amendment establishes specific development criteria to 
implement the goals and objectives of The Parkway Belt 
West Plan in that part of the Northern Link of the 
Parkway Belt West Plan located in parts of Lots 14 and 
15, Concessions 6, 7 and 8 E.H.S in the former Town of 
Mississauga, and parts of Lots 1 and 2, Concession 6, 
E.H.S. in the former Township of Chinguacousy and parts 
of Lots 1 and 2, Concessions 7 and 8, N.D. in the 
former Township of Toronto Gore, now all in the City of 
Brampton. This amendment is consistent with the intent 
of the Parkway Belt Plan, 1978. 

s ince~~-~1Y '/7 
." ~.'.-,/ , ,. 

, / 

/'. ! 
John Sw~en 

, J-linistet 
v (/Ii 

777, rue Bay 
Toronto (Ontanol 
M5G 2E5 
(4161585-7000 
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1.0 PURPOSE 

o\MENDMENT NUMBER 166 

TO THE OFFICIAL PLAN 

OF THE CITY OF BRAMPTON 

This document establishes a secondary plan for lands situated in 

south-east Brampton within the Parkway Belt West Planning Area. More 

specifically, these lands are subject to t:he provisions of Amendment 

Number 4 to the Parkway Belt West Plan which: 

• permit a range of industrial and commerC'ial uses; and, 

• establish specific development criteria to implement the goals and 

objectives of The Parkway Belt West Plan. 

A comprehensive review of the Amendment Number 4 provisions has resulted 

in the formulation of a secondary plan which is intended to: 

• provide detailed land use and policy direction for the development 

of the subject lands as a specialized industrial/commercial precinct 

within the City; 

• revise the cievelopment criteria contained in Amendment Number 4 to 

the Parkway Belt West Plan to ensure a high stanpard of industrial/ 

commercial development in context of the City's urban structure; 

and, 

• reflect the general purpose and intent .)f The Parkway Belt West Plan 

to maintain these lands for a multi-purpose utility and 

transportation corridor. 

2.0 LOCATION 

The lands subject to this amendment: 

• are comprised of approximately 724 hectares (1,790 acres); 

• are generally located south of the planned Highway Number 407 

alignment and the Ontario Hydro transmission corridor between 

Torbram Road and Eighth Line East; and, 

• are more particularly described as parts of Lots 14 and 15, 

Concessions 6, 7 and 8 E.H.S. in the former Town of Mississauga, and 

parts of Lots 1 and 2, Concession 6, E.H.S. in the former Township 

of Chinguacousy and Concessions 7 and 8, N.D. in the former Township 

of Toronto Gore. 
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3.0 AMENDMENTS AND POLICIES RELATIVE THERETO: 

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

Area is hereby amended: 

(:0 by deleting the designation of Parkway Belt West on the portion 

of Schedule "A" - General Land Use Designations thereto, that 

is coincident with the area shown as the "Subject Lands" on 

Schedule A to this amendment, and substituting therefor, the 

designations indicated on Schedule A to this amendment; 

(11) 

(Ui) 

(iv) 

(v) 

(vi) 

(vii) 

by adding to Schedul e "F", - Commercial thereto a "Special ty 

Office - Service Commercial" designation in the locations shown 

within the area identified as the "Subject Lands" on Schedule B 

to this amendment; 

by adding to Schedule "G" - Open Epace thereto, a "Public Open 

Space" designation in the locati.ons shown within the area 

identified as the "Subject Lands" on Schedule C to this 

amepdment; 

by adding to Schedule "Hn - Major Transportation Elements and 

Maj or Road Network thereto, the al tgnment of the collector 

roads within the area identified as the "Subject Lands" on 

Schedule D to this amendment; 

by adding to Schedule "I" - Maj or Road Right-of-Way Widths 

thereto, the designation of the rO.id right-of-way widths within 

the area identified as the "Subject Lands" on Schedule E to 

this amendment; 

by adding to Schedule "K" - Secondary Plan Areas the boundaries 

of "Secondary Plan Area 32" as E.hown on Schedule F to this 

amendment; 

by renumbering section 2.9.2 (Parkway Belt West - Churchville) 

thereto as section 2.9.3; 

(viii) by adding thereto, the following as section 2.9.2: 

"2.9.2 Parkway Belt West Industrial Area - Secondary Plan Area 

32 

Further to section 2.9.1, Part IV - Chapter 32 and Schedul es 

SP32(A) and SP32(B) constitutes the secondary plan for the area 

identified as the Parkway Belt West Industrial Area - Secondary 

Plan Area 32, as shown outlined on Schedul e "K" to this pI an. 

In this regard, the Minister of Municipal 



I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 

1.0 

(ix) 

- 3 -

Affai.rs has been requested to deem that Part IV Chapter 32 of 

this plan does not conflict with the Parkway Belt West Plan. 

by adding to section 7.2.7 thereto, the following as section 

7.2.7.32: 

"7.2.7.32 Parkway Belt Industrial Area 

Chapter 32 of Part [V of the Official Plan shall 

constitute the Parkway Belt Industrial Area 

Secondary Plan." 

(x) by adding to Part IV Chapter 32 thereof, as Schedules "SP32(A)" 

and "SP32(B)" Schedules "G" and "H" to this amendment- and t , , , 

(xi) by adding the foHowing text to Part IV - Secondary Plans as 

Chapter 32: 

PUltPOSE 

"CHAPTER. 32: 'Dle Parkway Belt W.~st Industrial Secondary Plan 

Area -

The purpose of this chapter, together with Schedules SP32(A) and SP32(B) 

is to: 

• establish detailed land use and policy guide I ines for the 

development of lands shown outlined on Schedule SP32(A); 

• specify the desired pattern of land use, transportation network and 

related policies to achieve high quality efficient and orderly 

industrial/commercial development; 

• implement the goals and objectives of l:he Parkway Belt West Plan to 

maintain a portion of the subject lands as an integral segment of a 

mUlti-purpose utility and transportation corridor; and, 

• provide more specific planning and d~velopment policies than are 

prescribed by the Parkway Belt West Plan, and Amendment Number 4. 

2.0 LOCATION 

The lands subject to this chapter: 

• are comprised of approximately 724 hectares (1,790 acres); 
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• are generally located south of the planned Highway Number 407 

alignment and the Ontario Hydro transmission corridor between 

Torbram Road and Eighth Line East; and, 

• are shown outlined on Schedule SP32(A). 

SCOPE AND EFFECT OF THIS mAPTER. AND ITS R.ELATIONSHIP TO THE PARKVAY BELT 

VEST PLAN 

The lands subject to this chapter are located within the Parkway Belt 

West Planning Area. In this regard, the Parkway Belt West Plan forms 

part of the Official Plan, and is applicable to the subject lands. The 

Parkway Belt West Plan was approved to manage growth within the regions 

surrounding Metropolitan Toronto. In parti.cular, the goals of the Plan 

are as follows: 

• to define and separate urban areas; 

• to provide a continuous open space system through the preservation 

of major environmental features; and, 

• to reserve a multi-purpose utility corridor for major linear 

facili ties (highways and hydro transmi~;sion corridors). 

This chapter is intended to reflect the intent of The Parkway Belt West 

Plan, while providing for the orderly development of the subject lands as 

a specialized industrial and co~mercial precinct within the City's urban 

structure. In this regard, the Minister of Municipal Affairs has deemed 

that this chapter is not in conflict with The Parkway Belt West Plan. 

4.0 LAND USE 

This chapter provides for the establishment of a broad range of PRESTIGE 

INDUSTRIAL, BUSINESS, MIXED INDUSTRIAL/CONMERCIAL, HIGHWAY COMMERCIAL, 

OFFICES and related land uses. 

The PRESTIGE INDUSTRIAL category of land use is intended to foster a high 

standard of amenity and building design in a landscaped setting in 

accordance with the objectives of The Parkway Belt West Plan. 

Lands designated for BUSINESS purposes shall be used for a wide range of 

service and retail commercial uses to provide support to the surrounding 

industrial community. 

A MIXED INDUSTRIAL/COMMERCIAL land use cate~ory is established to provide 

for activities that combine commercial enterprises with inqustrial 

processes. 
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The HIGHWAY COMMERCIAL designation is established to provide for the 

orderly development of automobile service stations, and related 

facilities, in accordance with ?lanning criteria set out in the Brampton 

Official Plan. 

This plan establishes a strategy for OFFICE 

PRESTIGE INDUSTRIAL AND BUSINESS categories. 

development within the 

Small concentrations of 

relatively low density INTERMEDIATE OFFICE uses are encouraged in the 

PRESTIGE INDUSTRIAL and BUSINESS designations to foster office 

specialization within the locality. Higher density OFFICE CENTRES are 

encouraged with greater vertical definition, in highly visible and 

accessible locations in proximity to major transportation facilities. 

This chapter also provides policy direction with respect to other 

permitted uses, and an amenity and design strategy to ensure that the 

objectives of The Parkway Belt West Plan are implemented. 

PRESTIGE INDUSnIAL 

4.1.1 

4.1.2 

The uses permitted on lands designated PRESTIGE INDUSTRIAL on 

Schedule SP32(A) shall be: 

(i) Manufacturing, processing, assembling, packaging, 

repairing, fabricating, warehousing, and storage within 

wholly enclosed buildings; 

(ii) Intermediate office uses, subject to section 5.7 of this 

plan; 

(iii) 

(iv) 

(v) 

(vi) 

(vii) 

Public and utility uses or structures; 

Research and development facilities; 

Recreation facilities or structures; 

Accessory retail uses which are directly associated with 

a permitted industrial operation and occupy a small area 

in terms of floor space or site coverage relative to the 

size of the asscciated industrial plant; and, 

Day nurseries. 

The permitted uses within the PRE,STIGE INDUSTRIAL designation 

shall be established on landscaped lots in a park-like setting. 

A high standard of conceptual building design shall be required, 

and undeveloped portions of lots s1)all be landscaped to achieve 

the intended prestige image. In thI.s regard, no outside storage 

shall be permitted. 
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The uses permitted by section 4.1.1 shall not preclude the 

establishment of other industrial operations provided that such 

uses are in keeping with the intended prestige image, and/or 

satisfy the following criteria: 

(1) limited to 

buUdings; 

industrial operations within enclosed 

(ii) a high standard of conceptual building and site d~sign; 

(Hi) utilize natural features and extensive landscaping to 

create a park-like setting; 

(iv) no outside storage of goods and materials; 

(v) a low level of noise or air pollution; and, 

(vi) are compatible with adjacent, land uses. 

Development approved under the PRESTIGE INDUSTRIAL designation 

shall be subject to the General Development Standards and 

Guidelines established by section 5.3 of this chapte~. 

Day nurseries permitted by this plan. shall be subject to the 

provisions of the Brampton Official Plan and the Day Nurseries 

Act. 

Development of lands designated for PRESTIGE INDUSTRIAL purposes 

shall proceed on the basis of approved plans of subdivision or 

the consent policies of the Official Plan, in accordance with a 

design acceptable to Council. 

BUSINESS 

4.2.1 Lands designated for BUSINESS purp03es on Schedule SP32(A) shall 

be used for a wide range of service and retail commercial uses to 

provide support to the surrounding PRESTIGE INDUSTRIAL 

community. In this regard, the permitted uses shall include: 

(i) Intermediate office uses, subject to the provisions of 

section 5.7 of this plan; 

(ii) Banks, trust companies or financial institutio~s; 

(iH) Retail establishments; 

(iv) Personal service shops; 
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(v) Dry cleaning and laundry establishments; 

(vi) Dining room, standard and take-out restaurants; 

(vii) Convenience stores; 

(viii) Community clubs; 

(ix) Recreation facilities or structures; 

(x) Hotels or motels; and, 

(xi) Banquet halls. 

Lands designat~d for BUSINESS purposes on Schedule SP32(A) are 

situated in locations with exposure to arterial roads to increase 

accessibility and service potential to the PRESTIGE INDUSTRIAL 

COMMUNITY. However, access to BUSINESS areas shall only be 

permitted from the internal industrial road system as designated 

on Schedule SP32(B). 

High quality building and site design shall be required in 

BUSINESS areas to ensure compatib1 lity with adjacet:lt PRESTIGE 

INDUSTRIAL areas. In this regard, fencing and landscaping may be 

required as a condition of development approval where BUSINESS 

AREAS directly abut PRESTIGE INDUSTRIAL uses. 

Council encourages the comprehenstve development of BUSINESS 

areas and requires that the following site design considerations 

be incorporated in development proposals to the satisfaction of 

the City: 

(i) common access arrangements and linked parking areas may 

be employed to serve multiple land uses within a ~USlNESS 

area; 

(ii) parking shall be provided,' where feasible, in side and 

rear yards to enhance streetscape amenity and design; 

(i11) where parking is provided iu the front yard, landscaping 

shall be required to provide adequate screening from the 

abutting road; 

(iv) uniform building setbacks shall be employed to create a 

harmonious and integrated streetscape; 

(v) the reservation of appropr:! ate road dght-of-way widths 

shall be accommodated in de~elopment proposals to provide 
for landscaping and pedestrian access; 
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outdoor display areas shall not be permitted in front 

yards or abutting roads; 

service and loading areas shall be incorporated into 

building designs or effectively screened from view 

through appropriate fencing or landscaping; and, 

(viii) restaurants permitted in the BUSINESS designation shall 

be subject to an appropriate site development plan which 

demonstrates that: 

(a) the restaurant design is harmonious with adjacent 

development; 

(b) the road network is adequate to accommodate traffic 

generated by the restaurant; and, 

(c) ingress and egress can be established to the 

satisfaction of the Cit.y or other road authorities 

having jurisdiction. 

To evaluate the merits of a development proposal within a 

BUSINESS area, Council shall require'the submission of a tertiary 

plan to demonstrate how the entire area can be comprehensively 

developed in accordance with the s"lte development criteria set 

out in section 4.2.4 of this Plan. 

When establishing the parking requirements for a development 

proposal in a BUSINESS area, the requirements of section 5.2 of 

this chapter shall be applied. 

Development approval under the BUSINESS designation shall be 

subject to the General Development Standards and Guidelines 

established by section 5.3 of this chapter. 

HIXED INDUSTlUAL/ COHMERCIAL 

4.3.1 

4.3.2 

Lands designated MIXED J:NDUSTRIAL/COMMERCIAL on Schedule SP32(A) 

shall be used for non-obnoxious indllstrial uses, activities that 

combine industrial and commercial purposes or specialized or 

space-extensive commercial purposes. 

The uses permitted within the MIXED INDUSTRIAL/COMMERCIAL 

designation include: 

(i) r1anufacturing, processing, assembling, packaging, 

repairing, fabricating, warehousing and storage within 

wholly enclosed buildings; 
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Retail warehousing, discount: merchandising outlets and 

other retail activities that are space extensive, or 

which by their function atOe not accommodated by the 

retail hierarchy for non-iniustrial areas specified in 

section 2.2 of the Official F'lan, and require exposure to 

major transportation facilities; 

Home furnishings and home improvement retail warehouses; 

Recreation facilities or stnlctures; 

(v) Community clubsj 

(vi) Garden centre sales establishments; 

(vii) Public or utility uses; 

(viii) Service shops; and, 

(ix) B~nquet halls. 

Development of MIXED INDUSTRIAL/COMMERCIAL areas shall be subject 

to the following: 

(i) common access arrangements and linked parking areas may 

be employed to serve multiple land uses within a MIXED 

INDUSTRIAL/COMMERCIAL area; 

(H) parking shall be provided, where feasible, in side or 

rear yards to enhance street'3cape amenity design; 

(iU) where parking is provided in the front yard, or abutting 

a major arterial road or htghway, landscaping shall be 

required to provi.de adequate screening and improve the 

visual amenity of the area; 

(iv) outdoor display areas shall not be permitted in front 

yards or abutting arterial roads or a highway 

right-of-waYj and, 

(v) service and loading areas shall be thcorporated into 

building designs, or effectively screened from view 

through appropriate fencing ~r landscaping. 

Development approval under the MIXED INDUSTRIAL/COMMERCIAL 

designation shall be subject to the 3eneral Development Standards 

and Guidelines established by section 5.3 of this chapter. 
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When determining the parking requirements for a develop~ent 

proposal in a MIXED/INDUSTRIAL COMMERCIAL area, the require~ents 

of section 5.2.1 of this chapter shaU be applied. 

Further to section 4.3.2 (ii) of this chapter, commercial uses 

shall not be permitted within the MIXED INDUSTRIAL/COMMERCIAL 

designation which duplicates or would impact on the viability of 

those uses permitted within the retail hierarchy set out in 

section 2.2 of the Official Plan. 

No use that is likely to cause air pollution, odour, or excessive 

noise shall be permitted adjacent to lands designated for 

PRESTIGE INDUSTRIAL purposes. 

Prior to development approval in the MIXED INDUSTRIAL/COMMERCIAL 

deSignation, provisions shall be mcde to ensure that there is 

adequate capacity in the transportation 'network, and sufficient 

water, sewer and st~rm drainage facilities to serve the proposed 

development. 

4.4 HIGHWAY COMMERCIAL 

4.4.1 

4.4.2 

Lands designated for HIGHWAY COMMERCIAL purposes on Schedule 

SP32(A) shall be used for automobile service stations, gas bars 

and related activities. 

Proposals for automobile service stations beyond these sites 

designated on Schedule SP32(A), sha] I be evaluated on a site 

specific basis in accordance with th.:! criteria set out in section 

2.2 of the Official Plan. 

4.5 OFFICE CENTRES 

4.5.1 Schedule SP32(A) symbolically identiEies concentrations of OFFICE 

CENTRES within the PRESTIGE INDUSTRIAL and BUSINESS 

designations. Thesl:! OFFICE CENTRES are intended to be designed 

in a manner that presents a highly visible prestige image. The 

permitted uses are: 

(i) Business, professional or administratiVe office buildings; 

(it) The uses permitted in the underlying BUSINESS or PRESTIGE 

INDUSTRIAL designation. 

4.5.2 In addition to the principal permitted uses set out in policy 

4.5.1, the following accessory us~s shall be per~itted only 

within an office building, provided that the floor area devoted 

to these uses does not exceed 15 percent of the total gross floor 

area of the office building: 
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(1) Banks, trust companies and financial institutions; 

(ii) Retail establishments; 

(iii) Personal service shops; 

(iv) Dry cleaning and laundry establishments; 

(v) Dining room restaurants; 

(vi) Convenience stores; and, 

(vii) Recreation facilities or structures. 

4.5.3 In accordance with section 7.3.7 of the Official Plan, the OFFICE 

CENTRE designation contained within, a circle is intended to be 

symbolic. In this manner their extent and location may be 

interpreted flexibly in accordance with the other policies and 

intent of this plan. More precise locations for OFFICE CENTRES 

shall be defined in subsequent stages of the development approval 

process. 

4.5.4 As a general guideline, OFFICE development may occur at a Floor 

Space Index of 1.0. However, it is recognized that traffic 

impact on the road network may reduce the actual floor space 

capacity of specific sites designated for OFFICE purposes on 

Schedule SP32(A). Accordingly no office development shall be 

permitted until traffic impact studies have been carried out to 

the satisfaction of the City and other road authorities having 

jurisdiction and no further lands shall be zoned fot' office 

development until Peel Regional GouncU is satisfied that a 

comprehensive transportation study has demonstrated that the 

surrounding road network can accommodate the proposed office 

development. 

4.5.5 Sufficient lands shall be assembled to facilitate co-ordinated 

development of OFFICE CENTRE sites. 

4.5.6 The submission of the tertiary plam: may be required by the City t 

prior to development approval to demonstrate comprehensive plans 

for entire sites. 

4.5.7 Traffic access arrangements shall be established in accordance 

with the requirements of the City and other road authorities 

having jurisdiction. 
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4.6 OPEN SPACE/BAZARD LANDS 

4.7 

4.6.1 

4.6.2 

4.6.3 

4.6.4 

The lands designated OPEN SPACE/HAZARD LANDS on Schedule SP32(A) 

are lands which have inherent envircnmental hazards due to flood 

susceptibility, or are required for linear open space or 

recreation purposes to meet the ob~iectives of The Parkway Belt 

West Plan. 

The uses permitted within the OPEN SPACE/HAZARD LANDS designation 

are: 

(i) 

(H) 

(Hi) 

(iv) 

Conservation purposes; 

Flood control and storm wate, management; 

Outdoor recreation facilities; 

Linear open space systems where appropriate to meet the 

objectives of The Parkway Belt West Plan; and, 

(v) Other public uses required by the Province of Ontario. 

Building setbacks may be imposed from the margin of OPEN 

SPACE/HAZARD LANDS where appropriate, so as to have regard for 

the extent and severity of potentid hazards related to flood 

susceptibility, and the preservation of the natural environment. 

The setbacks shall be determined, if required by the appropriate 

conservation authority, the Ministry of Natural Resources a~d the 

City, prior to development approval, and shall be incorporated 

into the implementing zoning by-law. 

Proposed alterations to watercourses within lands designated OPEN 

SPACE/HAZARD LANDS on Schedule SP32(\) shall be subject to review 

and approval by the Ministry of Natural Resources under the Lakes 

and Rivers Improvement Act. 

ELECTlUC POVEIl FACILITIES 

4.7.1 Lands designated as ELECTRIC POWER F~CILITIES on Schedule SP32(A) 

shall be used for transmission lines and related facilities and 

shall be subject to the policies of the Parkway Belt West Plan, 

1978. 

4.8 UTILITY CORRIDOR 

4.8.1 Lands designated as UTILITY CORRIDOR on Schedule SP32(A) shall be 

used for utility uses in accordance with the Parkway Belt West 

Plan, 1978. 
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PARKWAY BELT WEST POLICY AREA 

4.9.1 The lands designated as PARKWAY BELT WEST POLICY AREA on Schedule 

SP32(A) shall be subject to section 5.5.1 of the Parkway Belt 

West Plan, 1978. 

4.10 SPECIAL POLICY AREAS 

In certain site specific circumstances, sp~cial policies are requireq 

beyond, or notwithstanding the provisions set out for each land use 

designation established by this chapter. 

4.10.1 Lands designated for PRESTIGE INDUSTRIAL purposes, and located 

within "Special Policy Area Number 1" shown on Schedule SP32(A) 

shall be developed in accordance with section 4.1 of this chapter 

and the following: 

(i) notwithstanding the provisions of section 4.1 with 

respect to PRESTIGE INDUSTRIAL development, and the 

provisions of section 5.7 related to OFFICE uses, office 

development shall be permitted within "Special Policy 

Area Number 1" to a maximum gross floor index of 0 .85; 

(ii) a maximum building height of 7 storeys shall be permitted 

for office development subj ect to section 5.6 (Airport 

Height Limitations) of this chapter; and, 

(i11) further to section 4.1.1, a banquet hall shall be 

permitted on lands des ignat"ed as "Special Pol icy Area 

Number I." 

4.10.2 Lands designated BUSINESS and located within "Special Policy Area 

Number 2" shown on Schedule SP32(A) shall be developed in 

accordance with the provisions of section 4.2 of this chapter. 

In addition to the uses permitted within the BUSINESS 

deSignation, as specified in section 4.2.1, an automobile service 

station shall also be permitted within "Special Policy Area 

Number 2." However, prior to development approval for the 

automobile service station, a tertiary plan shall be prepared to 

the satisfaction of the City, for the entire Special Policy 

Area. This tertiary plan shall demonstrate: 

(i) the location and site area dedicated to the automobile 

I service station; 

I 
I 
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(ii) the spatial relationship between the automobile service 

station, and other permitted land uses on the site; 

(iii) the proposed road access to the automobile service 

station and other developments permitted on the site; 

and, 

(iv) landscaping and other site design treatments which will 

project the intended prestig~ image for the site. 

Special Policy Area Number 3 applies to lands situated north of 

Steeles Avenue between Goreway Dri.l1e and Gorewood Drive, and 

south of the Highway Number 407 right-of-way. Schedule SP32(A) 

designates these lands for a blend of MIXED 

INDUSTRIAL/COMMERCIAL, PRESTIGE INDt:STRIAL' and OFFICE purposes. 

Due to the potential tra~fic impact arising from the development 

of this site on the surrounding road network, the actual 

boundaries, and amount of permissible floor space allocated to 

these designated land uses shall be determined by comprehensive 

traffic studies. 

In this regard, the designations shown outlined on Schedule 

SP32(A) are intended to be inter(:reted flexibly, and may, be 

modified without amendment to this ;>lan, in accordance with the 

findings of the comprehensive traffi~ studies, as approved by the 

road authorities having jurisdiction. 

In addition to the site design poli<:ies set out in sec'tion 4.3.3 

for MIXED INDUSTRIAL/COMMERCIAL uses, developments within 

"Special Policy Area Number 3" shall not have separate access 

from Steeles Avenue. 

A condition of planning approval for this area shall be the 

development of a frontage servicE.! road parallel to Steeles 

Avenue, or an internal industd,al road, in an alignment 

satisfactory to the City and the Regional Municipality of Peel. 

To provide for comprehensive development, the al ignment of the 

frontage service road, or internal industrial road, shall' be 

designed to ensure access to the smaller land holdings situated 

at the most easterly section of the Special Policy Area. In this 

regard, the amalgamation of these pcoperties shall be encouraged 

with the larger land holdings withir the Spe~ial Policy Area. 

Development approval shall be condi.::iona] on the submission of a 

tertiary plan to the satisfaction o~ the City, demonstrating how 

the development of all lands within "Special Policy Area Number 

3" can be achieved in accordance with this chapter. 
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4.10.4 Special Policy Area Number 4 applies to those lands designated 

OPEN SPACE/HAZARD LANDS on Schedule SP32(A) which are situated 

west of Goreway Drive, north and east of the existing Canadian 

National Railway tracks and south of Steeles Avenue. The limits 

of this OPEN SPACE/HAZARD LANDS "designation respresent the 

regional storm flood plain of the Mimico Creek, as delimited by 

the Metropolitan Toronto and Region Conservation Authority. 

However, it is recognized that this section of the Mimlco Creek 

may be subject to channelization, which, if approved, would 

result in a reduction of the existing regional flood plain. In 

this regard, the lilllits of the OPEN SPACE/HAZARD LANDS 

designation outlined on Schedule SP32(A) are intended to be 

interpreted flexibly, and may be modified without aplendment to 

this plan, provided that the channelization of the Mimico Cree~ 

receives the approval of the City, Metropolitan Toronto and 

Region Conservaton Authority and the Ministry of Natural 

Resources. Lands taken out of the OPEN SPACE/HAZARD LANDS 

designation would assume the abutting designation of PRESTIGE 

INDUSTRIAL. 

4.10.5 Special Policy Area Number 5 applies to those lands designated 

PRESTIGE INDUSTRIAL and OFFICE CENTF.E on Schedule SP32(A) which 

are situated at the south-west corner of Steeles and Finch 

Avenue. It is the intent of this plan to develop these lands 

predominantly for PRESTIGE INDUSTRIAL and OFFICE CENTRE 

purposes. However, these lands may also be used for BUSINESS 

purposes in accordance with section 4.2 of thi.s plan provided 

that the following conditions are satisfied: 

(1) Notwithstanding any other policy in this plan, the maximum 

gross floor area devoted to BUSINESS purposes shall not 

exceed 25 percent of the total gross floor area designated 

on the lands identified as "Special Policy Area Number 5"; 

(ii) The designation of lands devoted for BUSINESS purposes in 

the implementing zoning by-law shall only be approved in 

conjunction with the designation of the remaining lands 

within "Specialty Policy Are~ Number 5" in the zoning 

by-law for OFFICE CENTRE and PRESTIGE INDUSTRIAL purposes; 

(Hi) Development approval for the BUSINESS purposes permitted by 

this section, shall be subject to the submission of a 

tertiary plan in a manner ,icceptable to the City; in 

accordance with the site development criteria set out in 

section 4.2 of this plan; and 
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" , 

(iv) Development approval for the BIJSINESS purposes permitted in 

this section for IISpecial Policy Area Number 511
, shall be 

conditional on the submission of a traffic impact study 

which demonstrates that the additional traffic generated 

from the proposed development can be accommodated within 

the capacities of the surrounding road network. Such 

traffic studies shall be approved by the road authorities 

having jurisdiction.~' 

4.10.6 Special Policy Area Number 6 applies to those lands designated 

MIXED INDUSTRIAL/COMMERCIAL on Schedule SP32(A), which are 

located i~ the vicinity of the north-east corner of Steeles 

Avenue and Parkhurst Square. The subject lands are more 

particularly described as Block 4, Registered Plan 43M-891. 

Notwithstanding the uses permitted within the MIXED 

INDUSTRIAL/COMMERCIAL category by section 4.3.2 of this chapter, 

a fast food restaurant with a drive through facUity shall be 

permitted on lands designated as Special Policy Area Number 6. 11 

OTHER SPECIAL POLICIES 

Due to specific geographic, environmen':al, or existing planning 

circumstances affecting certain sites throughout the secondary planning 

area, it is appropriate that more detailed policy guidance be provided 

beyond the other land use provisions set out in this chapter. 

AMALGAMATION OF SMALL LAND HOLDINGS 

5.1.1 To encourage comprehensive development, lands abutting or 

adjacent to existing residential and other small properties shall 

not be approved for uses permitted by this plan, until it is 

demonstrated that a bona fide offer to purchase the small 

holdings has been made by the development proponent. In the 

event that an offer to purchase i.s not accepted, approval of 

development on the large holding shall be conditional upon the 

submission of a site development plan to demonstrate: 

(i) The functional and aesthetic relationship between the 

small and large holdings; ard, 

(H) Options available to provide for the' eventual 

redevelopment of the smaller land holding in accordance 

with this Plan. 

PARKING REQUIREMENTS FOR BUSINESS AND MIXED INDUSTRIAL/COMMERCIAL USES 

5.2.1 Parking shall be required for development proposals within areas 

designated for BUSINESS and MIXED INDUSTRIAL/COMMERCIAL purposes 

to satisfy full zoning by-law requirements. However, it is 
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recognized that reduced parking requirements may be warranted for 

certain development proposals where the land use mix results in 

variations in the peak accumulatlon of veh~cles. In such 

instances, Council may consider the approval of a reduced parking 

requirement based on the implementation of a shared parking 

formula in the zoning by-law. Proposals for a reduced parking 

requirement shall only be considered for approval where a 

detailed parking demand analysis, for the specific range and type 

of uses proposed, undertaken by a q~alified traffic engineer, has 

been prepared to the satisfaction of, the City. 

5.3 GENERAL DEVELOPMENT STANDARDS AND GUIDELINEE 

5.3.1 

LAND USE 

To ensure that The Parkway Belt West Plan objectives are regarded 

in the development of the secondary planning area, general 

development standards and guidelines are established in Table 1 

for the major land use categories. These standards and 

guidelines are intended to: 

(i) reflect the prestige image and open development concept 

envisaged by The Parkway Be]t West Plan; and, 

(U) provide for a form of industrial and commercial 

development which is complementary to the urban fabric of 

Brampton. 
TABLE 1 

General Development Standards and Guidelines 

MINIMUM LOT LOT BUILDING 
CATEGORY LOT AREA COVERAGE WIDTH HEIGHT * 

PRESTIGE 1.2 hectares 40-45% ! 60 metres 13.7 metres 
INDUSTRIAL (3.0 acres) i 

~ : 

MIXED 0.8 hectares 30-35% i 50 13.7 metres I metres 
INDUSTRIAL/ (2.0 acres) • 

COMMERCIAL 
, 

BUSINESS 0.4 hectares 25-30% 45 metres 13.7 metres 
(l.0 acres) 

OFFICE 1.2 hectares 20-25% 60 metres 8 storeys 
CENTRES (3.0 acres) 

* Refer to section 5.6 of this chapter. 

5.3.2 In addition to the General Development Standards and Guidelines 

set out in Table 1, the following street-line setbacks and 

landscaping guidelines shall be considered as a condition of 

development approval. 
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TABLE 2 

Street-line Setback and Landscaped Open Space Guidelines 

ROAD STREET-LINE LANDSCAPE OPEN 
SETBACK SPACE ABUTTING 

RIGHT-OF-WAY 

STEELES AVENUE 46.0 metres 12.0 metres 

ALL OTHER ROADS 15.0 metres 3.0 metres 

These guidelines may be reduced in the bIock between Goreway Drive and 

Gorewood Drive, north of Steeles Avenue due to the restrictions imposed 

by the alignment of the Highway Number 407 right-of-way and the frontage 

service road requirements outlined in section 4.8.3 to this chapter. 

5.3.3 The general development standards and guidelines set out in Table 

1 and section 5.3.2 are intended to be approximate values. Minor 

variations to these standards may be approved without the 

necessity of amending this plan provided that the intent of this 

chapter, the Parkway Belt West Plan, and the Brampton Official 

Plan is clearly respected. 

5.4 ENVIRONMENTALLY SENSITIVE AREAS 

5.4.1 Schedule C - Environmentally Sensitive Areas to the Official Plan 

identifies hedgerows and wood~ot fragments within the secondary 

planning area. Development proposals within or adjacent to these 

sites shall be subject to the requir.ements of section 1.3 of the 

Official Plan. 

5.5 AIRCRAFT NOISe 

5.5.1 

5.5.2 

Aircraft noise may affect certain i ldustrial, hotel, retail and 

office uses which shall be subject to the aircraft noise policies 

of section 1.8.1 of the Brampton Official Plan. In this regard, 

noise analysis reports may be required to support appl ications 

for development approval. 

As part of the developmant approval process certification shall 

be provided by a qualified noise consultant to demonstrate that 

the noise sensitive portions of proposed developments meet 

provincial noise guidelines. 

5.6 AIRPORT HEIGHT LIMITATIONS 

5.6.1 Height restrictions pertaining to the Lester B. Pearson 

International Airport Zoning RegulEtions from Transport Canada 

shall apply to development within th·a secondary planning area. 
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OFFICE USES IN THE PRESTIGE INDUSTRIAL AND BUSINESS DESIGNATIONS 

5.7.1 

5.7.2 

Intermediate office uses permitted by section 4.1.1 (ii) and 

section 4.2.1 (i) within PRESTIGE INDUSTRIAL and BUSINESS areas 

are intended to complement the other permitted uses within these 

designations, and as such shall not be allowed to become a 

predominant land use. 

Intetmediate office structures E-hall be permitted on a 

free-standing basis, or within industrial buildings or a complex 

of associated industrial buildings. Office uses within the 

PRESTIGE INDUSTRIAL and BUSINESS designations shall not exceed a 

Floor Space Index of approximately 0.5. 

Council may approve additional OFFICE CENTRES beyond those 

designated on Schedule SP32(A), through an amendment to this 

Plan, subject to section 4.5, provided that the following can be 

demonstrated: 

(i) there is sufficient market opportunity to support the 

proposed office development, and there will be no adverse 

impacts on the viability of other OFFICE CENTRES 

designated on Schedule SP3~!(A), or other existing and 

designated office facilities in the City; 

(ii) there are adequate engineerilg services available; 

(iU) there is sufficient capacity in the transportation 

network; 

(iv) traffic access can be arranged in a manner satisfactory 

to the City and any other road authority having 

jurisdiction; 

(v) there are adequate transU facilities available to 

service the additional offic,~ employment generated by the 

proposal; and 

(vi) that the additional OFFICE CENTRE designations do not 

conflict with the Parkway F,elt West Plan and Amendment 

Number 4. 

6.0 THE TRANSPOltTATION NE'NOn 

The general intent of this chapter is to ensure the development and 

maintenance of an effective transportation natwork that will: 
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maximize accessibility to and within the secondary plan 

area; and, 

provide for efficieQt vehicular circulation and reduced 

traffic conflicts. 

The TRANSPORTATION NETWORK within this secondary planning area is . 

comprised of 

(i) the road network; and, 

(ii) rail services. 

6.1 The Road Network 

6.1.1 The Road Network is shown on Schedule SP32(B) and described in 

Table 3 - Basic Road Characteristics. 

TABLE 3 

Basic Road Characteristics 

ROAD CLASSIFICATION JURISDICTION RIGHT-OF-WAY 
REQUIREMENT 

. 
PROVINCIAL FREEWAY PROVINCE OF ONTARIO To be determined by 

Ministry of Transport 

MAJOR ARTERIAL REGION OF PEEL 45.0 metres (150 feet) 

MAJOR ARTERIAL REGION OF PEEL 36.0 metres (120 feet) 
(STEELES AVENUE) 

MINOR ARTERIAL REGION OF PEEL 36.0 metres (120 feet) 

COLLECTOR ROAD CITY OF BRAMPTON 23-26 metres 

6.1.2 

6.1.3 

(76-86 feet) 

Appropriate road widenings necessar} to achieve the right-of-way 

requirement indicated on Table 3 shall be conveyed to the road 

authority having jurisdiction as a condition of deve~opment 

approval. Additional right-of-way dedications may be required at 

main intersections for the construction of turning lanes and for 

utilities in accordance with CHAPTER IV, section 4.2.1.6 of the 

Official Plan. 

The road alignments delineated on Schedule SP32(B) are intended 

to develop and function in accordance with the provisions of 

CHAPTER IV, section 4.2 of the Official Plan. 
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This plan is formulated on the besis of the following major 

additions, improvements and extensiol1s to the road network: 

(i) The development of Highway Number 407 as a controlled 

access provincial freeway; 

(H) 

(Hi) 

(iv) 

The up-grading of Goreway Drive to a 6 lane 

arterial facility within a 45.0 metre (150 

right-of-way; 

major 

feet) 

The improvement of Steeles Avenue to a 6 lane major 

arterial facility within the existing 36.0 metre (120 

feet) right-of-way; and, 

The easterly extension of Intermodal Drive from Coreway 

Drive to Gorewood Drive as a collector road within a 23 

to 26 metre right-of-way (76 to 86 feet). 

Schedule SP32(B) indicates the following intersection 

arrangements within the Highway Numb~r 407 right-of-way: 

(i) Grade separations at Torcram Road, Steeles Avenue, 

Gorewood Drive and the Canadian National Railway; 

(H) A complete interchange at Airport Road; and, 

(Hi) A partial interchange at Goreway Drive. 

Access will be restricted on arterial roads in proximity to 

interchange ramps with Highway Numb.~r 407. The extent of these 

access restrictions shall be determ~~ned in consultation with the 

Ministry of Transportation, and imposed as a condition of 

development approval for lands adjacent to the Highway Number 407 

right-of-way. 

Building setbacks shall be required from the limits of the 

Highway Number 407 right-of-way. ,The extent of the building 

setbacks shall be determined in con~ultaton with the Ministry of 

Transportation, and imposed as .1 condition of gevelopment 

approval for lands abutting the lim:~ts of the Highway Number 407 

right-of-way. 

The City shall ensure that adequate lands are reserved, as a 

condition of development approval for grade separations at the 

following intersections: 

(i) Torbram Road at the Canadian National Railway; and, 
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(ii) Goreway Drive at the Canadian National Railway. 

To protect the arterial road function of Steeles Avenue, Torbram 

Road, Airport Road, Goreway Drive, and Finch Avenue, it is the 

policy of the City and the Regional Municipality of Peel tQ 

restrict access from individual properties. To this end, a local 

industrial road system shall be des.igned to organize access to 

these roads. 

6.1.10 The local road system shall be subject to approval as part of the 

I subdivision approval process. 
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6.2 Railways 

6.2.1 Schedule SP32(B) recognizes the alignment of the Canadian 

National Railway. In this regard, fencing and setback 

requirements may be required as a condition of development 

approval for abutting lands. 

7.0 ENGINEERING SERVICES 

7.1 

7 .. 2 

This chapter provides for the efficient deployment of engineering 

services to facilitate growth within the secondary planning area. Toese 

Engineering Services are comprised of: 

(i) storm water management faciltties; and, 

(ii) sanitary sewage and water supply. 

Storm Water Management 

7.1.1 A detailed engineering and drainage report shall be undertaken 

for any development in the secondary planning area, and shall be 

subject to the approval of th~ appropriate Conservation 

Authority, the Ministry of Government Services, and the City. 

This report shall describe the stonl water management techniques 

which must be implemented to minimize the amount of storm water 

drainage, and proposed methods for controlling or minimizing 

erosion and silt~tion in the secondary plan area, and in 

downstream areas during and after tb~ construction period. 

Sanitary Sewage and Vater Supply 

7.2.1 Development within the secondary I,lan area shall be provided 

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

and sanitary sewers. 

'i 
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8.0 IMPLEMENTATION AND INTERPRETATION 

The provisions of Chapter 7 of the Offid al Plan shall apply to the 

implementation and interpretation of this chapter. 

6/9/89 
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AMENDMENT NUMBER 166 

TO THE OFFICiAL PLAN 

OF THE er TY OF BRAMPTON 

" ~ 

O/C161 v /tL :b (I cv PI (';L r I'ltl'p/l 

70 /'ftJ1>IRc;f-i//y 5 

1.0 PURPOSE 

This document establishes a secondary plan for lands situated in 

south-east Brampton within the Parkway Belt West Planning Area. More 

specifically, these lands are subject to the provisions of Amendment 

Number 4 to the Parkway Belt West Plan which: 

• permit a range of industrial and commercial uses; and, 

• establish specific development criteria to implement the goals and 

objectives of The Parkway Belt West Plan. 

A comprehensive review of the Amendment Number 4 provisions has resulted 

in the formulation of a secondary plan which is intended to: 

• provide detailed land use and policy direction for the development 

of the subject lands as a specialized industrial/commercial precinct 

within the City; 

• revise the development criteria contained in Amendment Number 4 to 

the Parkway Belt West Plan to ensure a high standard of industrial/ 

commercial development in context of the City's urban structure; 

and, 

• reflect the general purpose and intent of The Parkway Belt West Plan 

to maintain these lands for a multi-purpose utility and 

transportation corridor. 

2.0 LOCATION 

The lands subject to this amendment: 

• are comprised of approximately 724 hectares (1,790 acres); 

• are generally located south of the planned Highway Number 407 

alignment and the Ontario Hydro transmission corridor between 

Torbram Road and Eighth Line East; and, 

• are more particularly described as parts of Lots 14 and 15, 

Concessions 6, 7 and 8 E.H.S. in the former Town of Mississauga, and 

parts of Lots 1 and 2, Concession 6, E.H.S. in the former Township 

of Chinguacousy and Concessions 7 and 8, N.D. in the former Township 

of Toronto Gore. 
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3.0 AHEHDHENTS AIm POLICIES RELATIVE THERETO: 

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

Area is hereby amended: 

(i) by deleting the designation of Parkway Belt West on the portion 

of Schedule "A" - General Land Use Designations thereto, that 

is coincident with the area shown as the "Subject Lands" on 

Schedule A to this amendment, and substituting therefor, the 

designations indicated on Schedule A to this amendment; 

(ii) by adding to Schedule "F" J - Commercial thereto a "Specialty 

Office - Service Commercial" designation in the locations shown 

within the area identified as the "Subject Lands" on Schedule B 

to this amendment; 

(iii) by adding to Schedule "G" - Open Space thereto, a "Public Open 

Space" designation in the locations shown within the area 

identified as the "Subje~t Lands" on Schedule C to this 

amendment; 

(iv) by adding to Schedule "H" - Major Transportation Elements and 

Naj or Road Network thereto, the alignment of the collector 

roads within the area identified as the "Subject Lands" on 

Schedule D to this amendment; 

(v) by adding to Schedule "I" - Major Road Right-of-Way Widths 

thereto, the designation of the road right-of-way widths within 

the area identified as the "Subj ect Lands" on Schedule E to 

this amendment; 

(vi) by adding to Schedule "K" - Secondary Plan Areas the boundaries 

of "Secondary Plan Area 32" as shown on Schedule F to this 

amendment; 

(vii) by renumbering section 2.9.2 (Parkway Belt West - Churchville) 

thereto as section 2.9.3; 

(viii) by adding thereto, the following as section 2.9.2: 

"2.9.2 Parkway Belt West Industrial Area - Secondary Plan Area 

32 

Further to section 2.9.1, Part IV - Chapter 32 and Schedules 

SP32(A) and SP32(B) constitutes the secondary plan for the area 

identified as the Parkway Belt West Industrial Area - Secondary 

Plan Area 32, as shown outlined on Schedule "K" to this plan. 

In this regard, the Minister of Municipal 
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Affairs has been requested to deem that Part IV Chapter 32 of 

this plan does not conflict with the Parkway Belt West Plan. 

by adding to section 7.2.7 thereto, the following as section 

7.2.7.32: 

"7.2.7.32 Parkway Belt Industrial Area 

Chapter 32 of Part IV of the Official Plan shall 

constitute the Parkway Belt Industrial Area 

Secondary Plan." 

by adding to Part IV Chapter 32 thereof, as Schedules "SP32(A)" 

and "SP32(B)", Schedules "G" and "H" to this amendment; and, 

by adding the following text to Part IV - Secondary Plans as 

Chapter 32: 

"CHAPTER 32: The Parkway Belt West Industrial Secondary Plan 

Area 

The purpose of this chapter, together with Schedules SP32(A) and SP32(B) 

is to: 

• establish detailed land use and policy guidelines for the 

development of lands shown outlined on Schedule SP32(A); 

• speci~y the desired pattern of land use, transportation network and 

related policies to achieve high quality efficient and orderly 

industrial/commercial development; 

• implement the goals and objectives of the Parkway Belt West Plan to 

maintain a portion of the subject lands as an integral segment of a 

mUlti-purpose utility and transportation corridor; and, 

• provide more specific planning and devel.opment policies than are 

prescribed by the Parkway Belt West Plan, and Amendment Number 4. 

2.0 LOCATION 

The lands subject to this chapter: 

• are comprised of approximately 724 hectares (1,790 acres); 
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• are generally located south of the planned Highway Number 407 

alignment and the Ontario Hydro transmission corridor between 

Torbram Road and Eighth Line East; and, 

• are shown outlined on Schedule SP32(A). 

3.0 SCOPE AND EFFECT OF THIS CHAPTER AND ITS RELATIONSHIP TO THE PAlUC.VAY BELT 

WEST PLAN 

The lands subject to this chapter are located within the Parkway Belt 

West Planning Area. In this regard, the Parkway Belt West Plan forms 

part of the Official Plan, and is applicable to the subject lands. The 

Parkway Belt West Plan was approved to manage growth within the regions 

surrounding Metropolitan Toronto. In particular, the goals of the Plan 

are as follows: 

• to define and separate urban areas; 

• to provide a continuous open space system through the preservation 

of major environmental features; and, 

• to reserve a multi-purpose utility corridor for major linear 

facilities (highways and hydro transmission corridors). 

This chapter is intended to reflect the intent of The Parkway Belt West 

Plan, while providing for the orderly development of the subject lands as 

a specialized industrial and commercial precinct within the Ctty's urban 

structure. In this regard, the Minister of Municipal Affairs has deemed 

that this chapter is not in conflict with The Parkway Belt West Plan. 

4.0 LAND USE 

This chapter provides for the establishment of a broad range of PRESTIGE 

INDUSTRIAL, BUSINESS, MIXED INDUSTRIAL/COMMERCIAL, HIGHWAY COMMERCIAL, 

OFFICES and related land uses. 

The PRESTIGE INDUSTRIAL category of land use is intended to foster a high 

standard of amenity and building design in a landscaped setting in 

accordance with the objectives of The Parkway Belt West Plan. 

Lands designated for BUSINESS purposes shall be used for a wide range of 

service and retail commercial uses to provide support to the surrounding 

industrial community. 

A MIXED INDUSTRIAL/COMMERCIAL land use category is established to provide 

for activities that combine commercial enterprises with industrial 

processes. 
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The HIGHWAY COMMERCIAL designation is established to provide for the 

orderly development of automobile service stations, and related 

facilities, in accordance with planning criteria set out in the Brampton 

Official Plan. 

This plan establishes a strategy for OFFICE develop~ent within the 

PRESTIGE INDUSTRIAL AND BUSINESS categories. Small concentrations of 

relatively iow density INTERMEDIATE OFFICE uses are encouraged in the 

PRESTIGE INDUSTRIAL and BUSINESS designations to foster office 

specialization within the locality. Higher density OFFICE CENTRES are 

encouraged with greater vertical definition, in highly visible and 

accessible locations in proximi:y to major transportation facilities. 

This chapter also provides policy direction with respect to other 

permitted uses, and an amenity and design strategy to ensure that the 

objectives of The Parkway Belt West Plan are implemented. 

PRESTIGE INDUSTRIAL 

4.1.1 

4.1.2 

The uses permitted on lands designated PRESTIGE INDUSTRIAL on 

Schedule SP32(A) shall be: 

(i) Manufacturing, processing, assembling , packaging, 

repairing, fabricating, warehousing, and storage within 

wholly enclosed buildings; 

(ii) Intermediate office uses, subject to section 5.7 of this 

plan; 

(Hi) 

(iv) 

(v) 

(vi) 

(vii) 

Public and util~ty uses or structures; 

Research and development facilities; 

Recreation facilities or structures; 

Accessory retail uses which are directly associated with 

a permitted industrial operation and occupy a small area 

in terms of floor space or site coverage relative to the 

size of the associated industrial plant; and, 

Day nurseries. 

The permitted uses within the PRESTIGE INDUSTRIAL designation 

shall be established on landscaped lots in a park-like setting. 

A high standard of conceptual building design shall be required, 

and undeveloped portions of lots shall be landscaped to achieve 

the intended prestige image. In this regard, no outside storage 

shall be permitted. 
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The uses permitted by section 4.1.1 shall not preclude the 

establishment of other industrial operations provided that such 

uses are in keeping with the intended pres tige image, and/or 

satisfy the following criteria: 

(i) limited to 

buildings; 

industrial operations within enclosed 

(ii) a high standard of conceptual building and site design; 

(Hi) utilize natural features and extensive landscaping to 

. create a park-like setting; 

(iv) no outside storage of goods and mater~als; 

(v) a low level of noise or air pollution; and, 

(vi) are compatible with adjacent land uses. 

Development approved under the PRESTIGE INDUSTRIAL designation 

shall be subject t.o the Gener~l Development Standards and 

Guidelines established by section 5.3 of this chapter. 

Day nurseries permitted by this plan shall be subject to the 

provisions of the Brampton Official Plan and the Day Nurseries 

Act. 

Development of lands designated for PRESTIGE INDUSTRIAL purposes 

shall proceed on the basis of approved plans of subdivision or 

the consent policies of the Official Plan, in accordance with a 

design acceptable to Council. 

Lands designated for BUSINESS purposes on Schedule SP32(A) shall 

be used for a wide range of service and retail commercial uses to 

provide support to the surrounding PRESTIGE INDUSTRIAL 

community. In this regard, the permitted uses shall include: 

(i) Intermediate office uses, subject to the provisions of 

section 5.7 of this plan; 

(H) Banks, trust companies or financial institutions; 

(Hi) Retail establishments; 

(iv) Personal service shQps; 
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(v) Dry cleaning and laundry establishments; 

(vi) Dining room, stand~rd and take-out restaurants; 

(vii) Convenience stores; 

(viii) Community clubs; 

(ix) Recreation facilities or structures; 

(x) Hotels or motels; and, 

(xi) Banquet halls. 

Lands designated for BUSINESS purposes on Schedule SP32(A) are 

situated in locations with exposure to arterial roads to increase 

accessibility and service potential to the PRESTIGE INDUSTRIAL 

COMMUNITY. However, access to Bl)SINESS areas shall only be 

permitted from the internal industrial road system as designated 

on Schedule SP32(B). 

High quality building and site design shall be required in 

BUSINESS areas to ensure compatibility with adjacent PRESTIGE 

INDUSTRIAL areas. In this regard, fencing and landscaping may be 

required as a condition of development approval where BUSINESS 

AREAS directly abut PRESTIGE INDUSTRIAL uses. 

Council encourages the comprehensive development of BUSINESS 

areas and requires that the following site design considerations 

be incorporated in development proposals to the satisfaction of 

the City: 

(i) common access arrangements and linked parking areas may 

be employed' to serve multiple land uses within a BUSINESS 

area; 

(ii) parking shall be p~ovided, where feasible, in side and 

rear yards to enhance streetscape amenity and design; 

(Ui) 

(iv) 

(v) 

where parking is provided in the front yard, landscaping 

shall be required to provide adequate screening from the 

abutting road; 

uniform building setbacks shall be employed to create a 

harmonious and integrated streetscape; 

the reservation of appropriate road right-of-way widths 

shall be accommodated in development proposals to provide 

for landscaping and pedestrian access; 
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outdoor display areas shall ~ot be permitted in front 

yards or abutting roads; 

service and loading areas shall be incorporated into 

building desig~s or effectively screened from view 

through appropriate fencing or landscaping; and, 

(viii) restaurants permitted in the BUSINESS designation shall 

be subject to an appropriate site development plan which 

demonstrates that: 

(a) the restaurant design is harmonious with adjacent 

development; 

(b) the road network is adequate to accommodate traffic 

generated by the restaurant; and, 

Cc) ingress and egress can be established to the 

satisfaction of the City or other road authorities 

having jurisdiction. 

To evaluate the merits of a development proposal within a 

BUSINESS area, Council shall require the submission of a tertiary 

plan to demonstrate how the entire area can be comprehensively 

developed in accordance with the site development criteria set 

out in section 4.2.4 of this Plan. 

When establishing the parking requirements for a development 

proposal in a BUSINESS area, the requirements of section 5.2 of 

this chapter shall be applied. 

Development approval under the BUSINESS designation shall be 

subject to the General Development Standards and Guidelines 

established by section 5.3 of this chapter. 

MIXED INDUSTRIAL/COMMERCIAL 

4.3.1 

4.3.2 

Lands designated MIXED INDUSTRIAL/COMMERCIAL on Schedule SP32(A) 

shall be used for non-obnoxious industrial uses, activiti~s that 

combine industrial and commercial purposes or specialized or 

space-extensive commercial purposes. 

The uses permitted within the MIXED INDUSTRIAL/COMMERCIAL 

designation include: 

(i) Manufacturing, processing, assembling, packaging, 

repairing, fa1?r~cating, w{lrehousing and storage within 

wholly enclose~ buildings; 
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Retail warehousing, discount merchandising outlets and 

other retail activities that are space extensive, or 

which by their function are not accommodated by the 

retail hiera_rchy for non .... industrial areas specified in 

section 2.2 of the Official Plan, and require exposure to 

major transportation facilities; 

Home furnishings and home improvement retail warehouses; 

(iv) Recreation facilities or structures; 

(v) Commun~ty clubs; 

(vi) Garden centre sales establishments; 

(vii) Public or utility uses; 

(viii) Service shop~; and, 

(ix) Banquet halls. 

Development of HIXED INDUSTRIAL/COMMERCIAL areas shall be subject 

to the following: 

(i) COfmnon access arrangements and linked parking areas may 

be employed to serve mUltiple land uses within a MIXED 

INDUSTRIAL/COMMERCIAL area; 

(ii) parking shall be provided, where feasible, in side or 

rear yards to enhance streetscape amenity design; 

(Hi) where parking is provided in the front yard, or abutting 

a maj or arterial road or highway, landscaping shall be 

requited to provide adequate screening and improve the 

visual ~enity of the area; 

(iv) outdoor display areas shall not be permitted in front 

yards or abutti~g arterial roads or a highway 

right-of-way; and, 

(v) service and loading areas shall be incorporated 

building designs, or effectively screened from 

through appropr1ate fencing or landscaping. 

into 

view 

Development approv~l under the MIXED INDUSTRIAL/COMMERCIAL 

designation shall be subject to the General Development Stanqards 

and Guidelines established by section 5.3 of this chapter. 
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When determining the parking requirements for a development 

proposal in a MIXED/INDUSTRIAL COMMERCIAL area, the requirements 

of section 5.2.1 of this chapter shall be applied. 

Further to section 4.3.2 (11) of this chapter, commercial uses 

shall not be permitted within the MIXED INDUSTRIAL/COMMERCIAL 

designation which duplicates or would impact on the viability of 

those uses permitted within the retail hierarchy set out in 

section 2.2 of the Official Plan. 

No use that is likely to cause air pollution, odour, or excessive 

noise shall be permitted adjace~t to lands d~signated for 

PRESTIGE INDUSTRIAL purposes. 

Prior to development approval in the MIXED INDUSTRIAL/COMMERCIAL 

designation, provisions shall be made to ensure that there is 

adequate capacity in the transportation network, and sufficient 

water, sewer and storm drainage facilities to serve the proposed 

development. 

4.4 llIGBWAY COMMER.CIAL 

4.4.1 

4.4.2 

Lands designated for HIGHWAY COMMERCIAL purposes on Schedule 

SP32(A) shall be used for Ciutomobile service stations, gas bars 

and related activities. 

Proposals for automobile service stations beyond these sites 

designated on Schedule SP32(A), shall be evaluated on a site 

specific basis in accordance with the criteria set out in section 

2.2 of the Official Plan. 

4.5 OFFICE CENTRES 

4.5.1 

4.5.2 

Schedule SP32(A) symbolically identifies concentrations of OFFICE 

CENTRES within the PRESTIGE INDUSTRIAL and BUSINESS 

designations. These OFFICE CENTRES are intended to be designed 

in a manner that presents a highly visible presti~e image. The 

permitted uses are: 

(i) Business, professional or administrative office buildings; 

(ii) The uses permitted in the underlying BUSINESS or PRESTIGE 

INDUSTRIAL designation. 

In addi tion to the principal permitted uses set out in policy 

4.5.1, the following accessory uses shall be permitted only 

within an office building, provided that the floor area devoted 

to these uses does not exceed 15 percent of the total gross floor 

area of the office building: 
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(i) Banks, trust companies and financial institutions; 

(ii) Retail establishments; 

(iii) Personal service shops; 

(iv) Dry cleaning and laundry establishments; 

(v) Dining room restaurants; 

(vi) Convenience stores; and, 

(vii) Recreation facilities or structures. 

In accordance with section 7.3.7 of the Official Plan, the OFFICE 

CENTRE designation contained within a circle is intended to be 

symbolic. In this manner their extent and location may be 

interpreted flexibly in accordance with the other policies and 

intent of this plan. More precise locations for OFFICE CENTRES 

shall be defined in subsequent stages of the development approval 

process. 

As a general guideline, OFFICE development may occur at a Floor 

Space Index of 1.0. However, it is recognized that traffic 

impact on the road network, may reduce the actual floor space 
MOElRCATION . f . f' . d' d f OFFICE 

I 
capacl.ty 0 specl. l.C Sl.tes eSl.gnate or purposes on 

NO. 
tJNDE=R~S:-:EC~T=:'-O-N--11-7-(9-)-'5~~hedule SP32(A). Accordingly, the total amount of office space 

THE PLANNfNG ACT, 19S5rmitted in the OFFICE CENTRE designation shall be determined by 

4.5.5 

4.5.6 

4.5.7 

comprehensive transportation studies. No development shall be 

permitted until such studies have been carried out to the 

satisfaction of the City, or other road authorities having 

jurisdiction. 

Sufficient lands shall be assembled to facilitate co-ordinated 

development of OFFICE CENTRE sites. 

The submission of the tertiary plans may be required by the City, 

prior to development approval to deinonstrate comprehensive plans 

for entire sites. 

Traffic access arrangements shall be established in accordance 

with the requirements of the City and other road authorities 

having jurisdiction.-

4.6 OPEN SPACE/HAZARD LANDS 

4.6.1 The lands designated OPEN SPACE/HAZARD LANDS on Schedule SP32(A) 

are lands which have inherent environmental hazards due to flood 
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susceptibility, or are required for linear open space or 

recreation purposes to meet the objectives, of The Parkway Belt 

West Plan. 

The uses permitted within the OPEN SPACE/HAZARD LANDS designation 

are: 

(i) Conservation purposes; 

(H) 

(Hi) 

(iv) 

(v) 

Flood control and storm water managemeht; 

Outdoor recreation facilities; 

Linear open space systems where appropriate to meet the 

objectives of The Parkway Belt West Plan; and, 

Other public uses required by the Province of Ontario. 

Building setbacks may be imposed from the margin of OPEN 

SPACE/HAZARD LANDS where appropriate, so as to have regard for 

I 
MODIFICATION the extent and severity of potential hazards related to flood 

NO.. ~ J susceptibility. The setbacks shall be determined, if required, 
UNDER S crioNi7 (9) OF 

l
.lHE PLANNING ACT, 1983 by the appropriate Conservation Authority, and the City, prior to 

development approval, and shall be incorporated into the 
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4.7 

implementing zoning by-law. MOttflCATlON 

NO. 3 __ 
ELECTRIC POWER FACILITIES UNDER SECTION 17(9) OF 

THE PLANNING ACT, 1983 

4.7.1 Lands designated as ELECTRIC POWER FACILITIES on Schedule SP32(A) 

shall be used for transmission lines and related facilities and 

-shall be subject to the policies of the Parkway Belt West Plan, 

1978. 

4.8 UTILITY CORRIDOR 

4.8.1 Lands designated as UTILITY CORRIDOR on Schedule SP32(A) shall be 

used for utility uses in accordance with the Parkway Belt West 

Plan, 1978. 

4.9 PARKWAY BELT WEST POLICY AREA 

4.9.1 The lands designated as PARKWAY BELT WEST POLICY AREA on Schedule 

SP32(A) shall be subject to section 5.5.1 of the Parkway Belt 

West Plan, 1978. 

4.10 SPECIAL POLICY AREAS 

In certain site specific circumstances, special policies are required 

beyond, or notwithstanding the provisions set out for each land use 

designation established by this chapter. 
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Lands designated for PRESTI~E INDUSTRIAL purpose~, and located 

within "Special Policy Area Number 1" shown on Schedule SP32(A) 

shall be developed in accordance with section 4.1 of this chapter 

and the following: 

(i) notwithstanding the provisions of section 4.1 with 

respect to PRESTIGE INDUSTRIAL development, and the 

provisions of section 5.7 related to OFFICE uses, office 

development shall be permitted within "Special Policy 

Area Number 1" to a maximum gross floor index of 0.85; 

(ii) a maximum building height of 7 storeys shall be permitted 

for office development subject to section 5.6 (Airport 

Height Limitations) of this chapter; and, 

(Hi) further to section 4.1.1, a banquet hall shall be 

permitted on lands designated as "Special Policy Area 

Number 1." 

Lands designated BUSINESS and located within "Special Policy Area 

Number 2" shown on Schedule SP32(A) shall be developed i~ 

accordance with the provisions of section 4.2 of this chapter. 

In addition to the uses permitted within the BUSINESS 

designation, as specified in section 4.2.1, an automobile service 

station shall also be permitted within "Special Policy Area 

Number 2." However, prior to development approval for the 

automobile service station, a tertiary plan shall be prepared to 

the satisfaction of the City, for. the entire Special Policy 

Area. This tertiary plan shall demonstrate: 

(i) the location and site area dedicated to the automobile 

service station; 

(ii) the spatial relationship between the automobile service 

station, and other permitted land uses on the site; 

(iii) the proposed road access to the automobile service 

station and other developments permitted on the site; 

and, 

(iv) landscaping and other site design treatments which will 

project the intended prestige image for the site. 

4.10.3 Special Policy Area Number 3 applies to lands situated north of 

Steeles Avenue between Goreway Drive and Gorewood Drive, and 

south of the Highway Number 407 right-of-way. Schedule SP32(A) 

designates these lands for a blend of MIXED INDUSTRIAL/ 

COMMERCIAL, PRESTIGE INDUSTRIAL and OFFICE purposes. Due to the 
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potential traffic impact arising from the development of this 

site on the surrounding road network, the actual boundaries '. and 

amount of permissible floor space allocated to these designated 

land uses shall be determined by comprehensive traffic studies. 

In this regard, the designations shown outlined on Schedule 

SP32(A) are intended to be interpreted flexibly, and may be 

modified without amendment to this plan, in accordance with the 

findings of the comprehensive traffic studies, as approved by the 

road authorities having jurisdiction. 

In addition to the site design policies set out in section 4.3.3 

for MIXED INDUSTRIAL/COMMERCIAL uses, developments within 

"Special Policy Area Number 3" shall not have separate access 

from Steeles Avenue. 

A condition of planning approval for this area shall be the 

development of a frontage service road parallel to Steeles 

Avenue, or an internal industrial road, in an alignment 

satisfactory to the City and the Regional Municipality of Peel. 

To prov ·.de f or comprehensive development, the alignment of the 

frontage service road, or internal industrial road, shall be 

designed to ensure access to the smaller land holdings situated 

at the most easterly section of the Special Policy Area. In this 

regard, the amalgamation of these properties shall be encouraged 

with the larger land holdings within the Special Policy Area. 

Development approval shall be conditional on the submission of a 

tertiary plan to the satisfaction of the City, demonstrating how 

the development of all lands within "Special Policy Area Number 

3" can be achieved in accordance with this chapter. 

4.10.4 Special Policy Area Number 4 applies to those lands designated 

OPEN SPACE/HAZARD LANDS on Schedule SP32(A) which are situated 

west of Goreway Drive, north and east of the existing Canadian 

National Railway tracks and south of Steeles Avenue. The limits 

of this OPEN SPACE/HAZARD LANDS designation respresent the 

regional storm flood plain of the Mimico Creek, as delimited by 

the Metropolitan Toronto and Region Conservation Authority. 

However, it is recognized that this section of the Mimico Creek 

may be subject to channelization, which, if approved, would 

result in a reduction of the existing regional flood plain. In 

this regard, the limits of the OPEN. SPACE/HAZARD LANDS 

designation outlined on Schedule SP32(A) are intended to be 

interpreted flexibly, and may be modified without amendment to 

this plan, provided that the channelization of the Mimico Creek 

receives the approval of the 

Region Conservaton Authority 

City, Metropolitan 

and the Ministry 

Toronto and 

of Natural 
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5.0 

5.1 

orBER SPECIAL POLICIES UNDER S:CTlON 17(9) 0Ii 
THE PLANNING ACT, 19831 

Due to specific geographic, environmental, or existing planning 

circumstances affecting certain sites throughout the secondary planning 

area, it is appropriate that more detailed policy guidance be provided 

beyond the other land use provisions set out in this chapter. 

AMALGAMATION OF SMALL LAND HOLDINGS 

5.1.1 To encourage comprehensive development, lands abutting or 

adjacent to existing residential and other small properties shall 

not be approved for uses permitted by this plan, until it is 

demonstrated that a bona fide offer to purchase the small 

holdings has been made by the development proponent. In the 

event that an offer to purchase is not accepted, approval of 

development on the large holding shall be conditional upon the 

submission of a site development plan to demonstrate: 

(i) The functional and aesthetic relationship between the 

small and large holdings; and, 

(11) Options available to provide for the eventual 

redevelopment of the smaller land holding in accordance 

with this Plan. 

5.2 PARKING REQUIREMENTS FOR BUSINESS AND MIXED INDUSTRIAL/COMMERCIAL USES 

5.3 

Parking shall be required for development proposals within areas 

designated for BUSINESS and MIXED INDUSTRIAL/COMMERCIAL purposes 

to satisfy full zoning by-law requirements. However, it is 

recognized that reduced parking requirements may be warranted for 

certain development proposals where the land use mix results in 

variations in the peak accumulation of vehicles. In such 

instances~ Council may consider the approval of a reduced parking 

requirement based on the implementation of a shared parking 

formula in the zoning by-law. Proposals for a reduced parking 

requirement shall only be considered for approval where a 

detailed parking demand analysis, for the specific range and type 

of uses proposed, undertaken by a qualified traffic engineer, has 

been prepared to the satisfaction of the City. 

GENERAL DEVELOPMENT STANDARDS AND GUIDELINES 

5.3.1 To ensure that The Parkway Belt West Plan objectives are regarded 

in the development of the secondary planning area, general 
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development standards and guidelines are estabiished in Table 1 

for the major land use categories. 

guidelines are intended to: 

These standards and 

(i) reflect the prestige image and open development concept 

envisaged by The Parkway Belt West Plan; and, 

(ii) provide for a form of industrial and commercial 

development which is compleme~tary to the urban fabric of 

Brampton. 
TABLE 1 

General Develop~ent Standards and Guidelines 

MINIMUM LOT LOT BUILDING 
LOT AREA COVERAGE WIDTH HEIGHT * 

1.2 hectares 40-45% 60 metres 13.7 metres 
(3.0 acres) 

0.8 hectares 30-35% 50 metres 13.7 metres 
INDUSTRIAL/ (2.0 acres) 
COMMERCIAL 

BUSINESS 0.4 hectares 25-30% 45 metres 13.7 metres 
(1.0 acres) 

OFFICE 1.2 hectares 20-25% 60 metres 8 storeys 
CENTRES (3.0 acres) 

* Refer to section 5.6 of this chapter. 

5.3.2 In addition to the General Development Standards and Guidelines 

set out in Table 1, the following street-line setbacks and 

landscaping guidelines shall be considered as a condition of 

development approval. 

TABLE 2 

Street-line Setback and Landscaped Open Space Guidelines 

ROAD STREET-LINE LANDSCAPE OPEN 
SETBACK SPACE ABUTTING 

RIGHT-OF-WAY 

STEELES AVENUE 46.0 metres 12.0 metres 

ALL OTHER ROADS 15.0 metres 3.0 metres 

These guidelines may be reduced in the block between Goreway Drive and 

Gorewood Drive, north of Steeles Avenue due to the restrictions imposed 

by the alignment of the Highway Number 407 right-of-way and the frontage 

service road requirements outlined in section 4.8.3 to this chapter. 
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The general development standards.and guidelines set out in Table 

1 and section 5.3.2 are intended to be approximate values. Minor 

variations to these standards may be approved without the 

necessity of amending this pian provided that the intent of this 

chapter, the Parkway Belt West Plan, and' the Brampton Official 

Plan is clearly respected. 

5.4 ENVIRONMENTALLY SENSITIVE AREAS 

5.5 

ebD 
5.6 

5.7 

5.4.1 Schedule C - Environmentally Sensitive Areas to the Official Plan 

identifies hedgerows and woodlot fragments within the secondary 

planning area. Development proposals within or adjacent to these 

sites shall be subject to the requirements of section 1.3 of the 

Official Plan. 

AIRCRAFT NOISE 

5.5.1 Aircraft noise may affect certain industrial, hotel, retail and 

office uses which shall be subject to the aircraft noise policies 

of section 1.8.1 of the Brampton Official Plan. in this regard, 

noise analysis reports may be required to support applications 

f or development approval. MODIFICATION 

~. 5.1.'-< __ ------.'-0.. NO. =-==-~,,~,--:--­
UNDER SECTION 17(9) OF 
THE PLANNING ACT, 1983 AIRPORT HEIGHT LIMITATIONS 

5.6.1 Height restrictions pertaining tq the Lester B. Pearson 

International Airport Zoning Regulations from Transport Canada 

shall apply to development within the secondary planning area. 

OFFICE USES IN THE PRESTIGE INDUSTRIAL AND BUSINESS DESIGNATIONS 

5.7.1 

5.7.2 

Intermediate office uses permitted by section 4.1.1 (H) and 

section 4.2.1 (i) within PRESTIGE INDUSTRIAL and BUSINESS areas 

are intended to complement the other,permitted uses within these 

deSignations, and as such shall not be allowed to become a 

predominant land use. 

Intermediate office structures shall be permitted on a 

free-standing basis, or within industrial buildings or a complex 

of associated industrial buildings. Office uses within the 

PRESTIGE INDUSTRIAL and BUSINESS designations shall not exceed a 

Floor Space Index of approx~mately 0.5. 

Council may approve additional OFFICE CENTRES beyond those 

designated on Schedule SP32(A), . through an amendment to this 

Plan, subject to section 4.5, provided that the following can be 

demonstrated: 
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there is sufficient market opportunity to support the 

proposed office development, and there will be no adverse 

impacts on the viability of other OFFICE CENTRES 

designated on Schedule SP32(A) , or other existing and 

designated office facilities in_the City; 

(ii) there are adequate engineering services available; 

(Hi) there is sufficient capacity in the transportation 

network; 

(iv) traffic access can be arranged in a manner satisfactory 

to the City and any other road authority having 

jurisdiction; 

(v) there are adequate transit facilities available to 

service the additional office employment generated by the 

proposal; and 

(vi) that the additional OFFICE CENTRE designations do not 

conflict with the Parkway Belt West Plan and Amendment 

Number 4. 

THE TRANSPOR.TATION NETWORK 

The general intent of this chapter is to ensure the development and 

maintenance of an effective transportation network that will: 

(i) maximize accessibility to and within the secondary plan 

area; and, 

(H) provide for efficient vehicular circulation and reduced 

traffic conflicts. 

The TRANSPORTATION NETWORK within this secondary planning area is 

comprised of 

(i) the road network; and, 

(ii) rail services. 

6.1 The Road Network 

6.1.1 The Road Network is shown on Schedule SP32(B) and described in 

Table 3 - Basic Road Characteristics. ' 
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TABLE 3 

Basic Road Characteristics 

ROAD CLASSIFICATION JURISDICTION RIGHT-OF-WAY 
REQUIREMENT 

PROVINCIAL FREEWAY PROVINCE OF ONTARIO To be determined by 
Ministry of Transport 

MAJOR ARTERIAL REGION OF PEEL 45.0 metres (150 feet) 

MAJOR ARTERIAL REGION OF PEEL 36.0 metres (120 feet) 
(STEELES AVENUE) 

MINOR ARTERIAL REGION OF PEEL 36.0 metres (120 feet) 

COLLECTOR ROAD Cl TY OF BRAMPTON 23-26 metres 

6.1.2 

6.1.3 

6.1.4 

6.1.5 

(76-86 feet) 

Appropriate road widenings necessary to achieve the right-of-way 

requirement indicated on Table 3 shall be conveyed to the road 

authority having jurisdiction as a condition of development' 

approval. Additional right-of-way dedications may be required at 

main intersections for the construction of turning lanes and for 

utilities in accordance with CHAPTER IV, section 4.2.1.6 of the 

Official Plan. 

The road alignments delineated on Schedule SP32(B) are intended 

to develop and function in accordance with the provisions of 

CHAPTER IV, section 4.2 of the Official Plan. 

This plan is formulated on the basis of the following maj or 

additions, improvements and extensions to the road network: 

(i) The development of Highway Number 407 as a controlled 

access provincial freeway; 

(ii) The up-grading of Goreway Drive to a 6 lane major 

arterial facility within a 45.0 metre (150 feet) 

right-of-way; 

(Hi) The improvement of Steeles Avenue to a 6 lane maj or 

arterial facility within the existing 36.0 metre (120 

feet) right-of-way; and, 

(iv) The easterly extension of Intermodal Drive from Goreway 

Drive to Gorewood Drive as a collector road within a 23 

to 26 metre right-of-way (76 to 86 feet). 

Schedule SP32(B) indicates the following intersection 

arrangements within the Highway Number 407 right-of-way: 
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Railways 

6.2.1 

(i) 

(ii) 

(iii) 
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Grade separations at Torbram Road, Steeles Avenue, 

Gorewood Drive and the Canadian National Railway; 

A complete interchange at Airport Road; and, 

A partial interchange at Goreway Drive. 

Access will be restricted on arterial roads in proximity to 

interchange ramps with Highway Number 407. The extent of these 

access restrictions shall be determined in consultation with the 

Ministry of Transportation, and imposed as a condition of 

development approval for lands adjacent to the Highway Number 407 

right-of-way. 

Building setbacks shall be required from the limits of the 

Highway Number 407 right-of-way. The extent of the building 

setbacks shall be determined in consultaton with the Ministry of 

Transportation, and imposed as a condition of development 

approval for lands abutting the limits of the Highway Number 407 

right-of-way. 

The Ci ty shall ensure that adequate lands are reserved, as a 

condition of development approval for grade separations at the 

following intersections: 

(i) Torbram Road at the Canadian National Railway; and, 

(ii) Goreway Drive at the Canadian National Railway. 

To protect the arterial road function of Steeles Avenue, Torbram 

Road, Airport Road, Goreway Drive, and Finch Avenue, it is the 

policy of the City and the Regional Municipality of Peel to 

restrict access from individual properties. To this end, a local 

industrial road system shall be designed to organize access to 

these roads. 

The local road system shall be subject to approval as part of the 

subdivision approval process. 

Schedule 

National 

SP32(B) recognizes the alignment of 

Railway. In this regard, fencing 

the Canadian 

and setback 

requirements may be required as a condition of development 

approval for abutting lands. 

.. 
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7.0 ENGIHEERING SERVICES 

7.1 

7.2 

This chapter provides for the efficient deployment of engineering 

services to facilitate growth within the secondary plannins area. These 

Engineering Services are comprised of: 

(i) storm water management facilities; and, 

(ii) sanitary sewage and water supply. 

Storm Water Management 

7.1.1 A detailed engineering and drainage report shall be undertaken 

for any development in the secondary planning area, and shall be 

subject to the approval of the appropriate Conservation 

Authority, the Ministry of Government Services, and the City. 

This report shall describe the storm water management techniques 

which must be implemented to minimize the amount of storm water 

drainage, and proposed methods for controlling or minimizing 

erosion and siltation in the secondary plan area, and in 

downstream areas during and after the co~struction period. 

Sanitary Sewage and Water Supply 

7.2.1 Development within the secondary plan area shall be provided 

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

and sanitary sewers. 

8.0 IMPLEMENTATION AND IHTEBPIETATION 

The proviSions of Chapter 7 of the Official Plan shall apply to the 

implementation and interpretation of this chapter. 

6/9/89 

• 
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INTRODUCTION 

A draft secondary plan has been prepared for the industrial/ 

commercial area located in a portion of the Parkway Belt West 
Planning Area, in south-east Brampton between Torbram Road and 

the Claireville Conservation Area (Refer to Map 1). This 
secondary plan has been prepared to revise the planning and 

development policies of the Parkway Belt West Plan, as amended. 

This approach is required to: 

• ensure the continued implementation of the Parkway Belt 
West plqnning objectives while providing for ~he 9rderly 

development of the area as a specialized industrial/ 

commercial precinct within the City's urban structure; 

• revise the current density and lot coverage standards 
contained in the Parkway Belt West Plan; 

• respond to the strong industrial and commercial development 
opportunities in the area; and, 

• facilitate the processing of several outstanding 

development applications in the locality. 

This report sets out: 

• in Part I, the background to the preparation of the draft 
secondary plan; 

• in Part II, the specific development constraints and 
opportunities within the study area; 
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City of Brampton 

MAP 1: PAfU{WAY BELT \NOUS'TR1AL *-M$i~~: LANDS SUBJECT TO THE DRAFT 
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• in Part Ill, the detailed land use and transportation 
strategy prescribed by the draft secondary plan; and, 

• in Part IV, the proposed implementation procedure for the 

adoption anq approval for the secondary plan. 
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PART I : BACKGROUND 

To provide the context for the development of the draft secondary 

plan it is necessary to: 

• provide a description of the study ar~a and existing land 
use; 

• set out the prevailing official plan· and zoning status of 
the subject lands; 

• describe the existing land ownership pattern in the­
locality; 

• develop the context for planning and development within the 
study area, in terms of the Brampton and Metropolitan 

Toronto markets; and, 

• prescribe an approach for the development of a land use, 
transportation and servicing strategy for the study ar~a. 

1.1 Area Description and Existing Land Use 

As noted previously, the subject lands are comprised of: 

• a portion of the Parkway Belt West Planning Area in south­
east Brampton between Torbram Road and Eighth Line East; 
and, 

• approximately 724 hectares (1,790 acres) in area. 

Topographically, the lands are flat and are largely denuded of 

significant vegetation. 
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The Mimico Creek traverses the study area east of Torbram Road. 
A small tributary of the Mimico Creek, which has its confluence 
with the main branch approximately 800 metres (2,624 feet) 
downstream of the Brampton/Mississauga boundary and the Canadian 
National Railway, provides drainage for the balance of the study 

area, east of Goreway Drive. This channel is not well defined 
and carries only intermittent, seasonal flows. 

Existing land uses are depicted on Map 2. In this rega~d, the 
largest portion of the subject lands are vacant or in 
agricultural production. Lands used and/or acquired for public 

uses occupy approximately 1/3 of the total land area. This 

includes: 

• 663 acres (268 hectares) for the proposed Highway Number 
407 alignment; and, 

• 683 acres (276.7 hectares) for the 500KV Ontario Hydro 
corridor. 

In addition, a major right-of-way in favour of the Canadian 

National Railwuy runs north-south from the Brampton Intermodal 

T~rminal, and east-west along the southerly boundary of the study 

area. 

A large site on the west side of Airport Road south of Steeles 

Avenue is used for the Ontario Ministry of Transportation's 

Driver Examination Centre. 

Several small residential holdings occur within the study area, 

which are the product of past land severance approvals. The most 
significant concentration of this residential development occurs 
at the north-west corner of Steeles Avenue and Gorewood Drive. 
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Two automobile service stations occupy land at the north and 

south-east corners of Airport Road and Steeles Avenue. 

Under existing planning policies, the subject lands are 
developing for industrial/commercial purposes. However, only two 

sites have been fully developed for these purposes; namely: 

• the south-east corner of Torbram Road and Steeles Avenue: 

and, 

• the north-west corner of Paget Road and Kenview Boulevard. 

There is also a significant amount of land under construction for 
approved industrial or commercial development; in particular: 

• the north-east corner of Steeles Avenue and Airport Road 

(known as the Rushville plan of subdivision); and, 

• south of Steeles Avenue, between Goreway Drive and Finch 

Avenue (known as the Kenview plan of subdivision). 

1.2 Official Plan status 

Schedule A to the Official Plan (General Land Use Designations) 

includes the subject lands within the "Parkway Belt West" 

designation. In this regard, the Parkway Belt West Plan of the 

Province of ontario forms part of the City's Official Plan, and 

is applicable to the subject lands. The Parkway Belt West Plan 

(approved July 1978) was formulated to manage growth within the 

regions surrounding Metropolitan Toronto. In particular, the 

goals of the Plan are as follows: 

• to define and separate urban areas; 
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• to provide a continuous open space system through the 
preservation of m~jor environmental features; and, 

• to reserve a multi-purpose utility corridor for major 
linear facilities (highways and hydro transmission 

corridors) . 

The Parkway Belt West Plan, as specifically amended by Amendment 
Number 4 (approved by Cabinet in June 1985) provides land use 
designations for the study area as shown on Map 3. In keeping 
with the goals of the Parkway Belt West Plan, large areas of land 
are reserved for: 

• the proposed Highway Number 407 right-of-way; and, 

• the ontario Hydro transmission corridor. 

The predominant land use designation in the study area is 
"Special Complementary Use Area." This designation permits 

industrial and commercial development subject to development 

criteria that may be summarized as follows: 

• the alignment and number of access roads must be approved 
by the appropriate authorities; 

• the storm water management requirements of the City, the 
Region and the Conservation Authority must be satisfied; 

• the amalgamation of all remaining parcels into ~arger 
holdings shall be encouraged; 

• all new development must be serviced by municipal water and 
sanitary sewers; 
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• no outside storage of materials or manufactured products ~s 
permitted; 

• no industrial uses are permitted which create obnoxious 
sounds, odours, fumes or vibrations; 

• deep setbacks from major road~ together with extensive 
landscaping on the set~ack areas and around parking lots to 

create a park-like setting are required; 

• woodlots, hedgerows and environmentally sensitive areas 
shall be protected in a manner consistent with the policies 

of the Brampton Official Plan; and, 

• the design of buildings, selection of materials and 
advertising shall reflect the uniform, high aesthetic 

standards desired for the area. 

The intent of the Special Complementary Use Area designation is 

to foster prestige industrial/commercial development at low 

density and high aesthetic standards to meet the goals of the 

Parkway Belt West Plan. To this end, Amendment Number 4 also 

establishes specific development standards for the Special 

Complementary Use Area designation. These standards are provided 

in their entirety in Appendix 1, and are summarized below in 

Table 1. 
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TABLE ONE 

Summary of Development Standards 
Special Complementary Use Area Designation 

Permitted Land 
Use 

Industry/ 
Wareho\,1sing 

Commercial and 
Mixed Commercial/ 
Non-Industrial 

Mixed Commercial/ 
Industrial 

Minimum Lot Area 

25 acres 

12.~ acres 

• Minimum lot 
area of 12.5 
acres; and, 

• average lot 
size of 25 
acres. 

Maximum Lot 
Coverage 

Maximum Floor 
Space Index 

• 25% for N/~ 
parcels of 
25 acres or 
more; and, 

• 20% for 
parcels of 
less than 
25 acres. 

• 25% for 0.5 
parcels 12.5 
acres or more; 
and, 

-. 20% for 
parcels of 
12.5 acres or 
les·s. 

• 25% of the 0.5 
whole lot; and 

• 50% on the 
buildable area 

It is evident that these standards permit development at 

significantiy less density than conventional standards for 

industrial/commercial development in Brampton. For example, the 

typical minimum lot area requirement for industrial development 
prescribed by the City's comprehensive zoning by-laws is 2,000 
square metres (0.5 acres). Lot coverage for industrial 
development is typically in the range of 40-45 percent. 

. ", 
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The open sp~ce objectives of the Parkway aelt West Plan are 

achieved through the "Public Open Space and Buffer Area" 

designation applied within the study area. This designation is 

intended to: 

• facilitate the development of recreational amenities 
including a trail system to link the Brampton Urban Area 

with the Claireville conservation lands; 

• contribute to the visual impression of the study area as an 
open corridor; and, 

• preserve unique environmental features. 

Parcel Number 1 as indicated on Map 3 is intended to be used as a 

buffer strip of approximately 45 to 49 metres in depth on the 

south side of Steeles Avenue between the proposed Highway Number 

407 right-of-way and the ~id-concession point east of Airport 
Road. The retention of these lands as open space in conjunction 

with the abutting 243.8 metre (800 foot) wide hydro corridor is 

intended to foster the open corridor concept envisaged by the 

Parkway Belt West Plan. 

Parcel Number 2 is a small trinagular remnant parcel of 

approximately 1.5 hectares (4.0 acres) between the highway, the 

CNR tracks and the hydro corridor. It is traversed by a 

tributary of the Mirnico Creek and the site contains part of a 

larger woodlot. ThUS, the Public Open Space and Buffer Area 

designation is intended to preserve the environmental features 

pertaining to this site. 

The "Public Open Space and Buffer Area" designation pertaining to 

Parcel Number 3 on Map 3 is intended to preserve a significant 

woodlot. However, a field visit has revealed that the woodlot 

has recently been destroyed. Accordingly, the "Public Open Space 
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and Buffer Area" designation should be deleted as it pertains to 

this site. 

Parcel 4 is part of a large land holding of the Ministry of 
Government Services and contains the provincial driver 

examination centre. This land has been retained in the Public 

Open Space and Buffer Area designation in the Parkway Belt West 

Plan. 

1.3 Zoning Status 

Lands within the study ar~a are within the zoning jurisdiction of 

3 of the City's comprehensive zoning by-laws; in particular: 

• south of Steeles Avenue: By-law 139-85 (former Town of 
Mississauga) ; 

• north of Steeles Avenue and west of Airport Road: By-law 
151-88 (former Township of Chinguacousy); and, 

• north of Steeles Avenue and east of Airport ROqd: By-law 
56-83 (for~er Township of Toronto Gore Comprehensive Zoning 

By-law) . 

Map 4 provides a composite of current zoning prescribed by each 

Of these by-laws for the study area. 

The area is predominantly zoned for "Agricultural" purposes or 

IIAgricultural Parkway Belt West". Certain parcels are zoned to 

reflect approved commercial and industrial development which have 

been deemed to conform to the Parkway Belt Plan. 
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1.4 Land ownership Pattern 

Land Ownership (as indicated on Map 5) is somewhat fragmented due 

to the sinuous pattern of the utility rights-of-way. 
By far the largest land owner in the study area is the Ontario 
Ministry of Government Services with 144 hectares (357 acres). 

This reflects the original intention for the study area, as 

prescribed by the Parkway Belt West Plan, to reserve large tracks 

of land for public use. 

The next largest landholdings held by private interests are as 
follows: 

• Claireville Holdings: 

• Lexfield Investments: 

• Kenpark Developments: 

42.6 hectares (105.5 

acres); 

36.6 hectares (90.5 acres): 

32.0 hectares (78.3 acres): 

and, 

• Rushville Construction: 25.0 hectares (62.0 acres). 

1.5 Planning and Dev~lopment Context 

The study area is situated in a portion of south-east Brampton 

which is highly suited to industrial and commercial development. 
This is attributed to such land use factors as: 

• geographic location: 

• surrounding land use and development patterns; 
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BACKGROUND MATERIAL 

TO 

OFFICIAL PLAN AMENDMENT 

NUMBER 166 :.-..----

The following comprises the background material to this Official Plan 

Amendment: 

1. A report entitled "Land Use, Transportation, and Servicing Strategy" 

City of Brampton Planning and Development Department, dated April 1, 

1989 (bound under separate cover). 

2. A summary report dated April 

Commissioner of Planning and 

13, 1989 from the Office of the 

Development submitted to Planning 

Committee at its meeting of April 17, 1989. 

3. A report from the Office of the Commissioner of 

Development dated May 18, 1989 forwarding the notes 

meeting held on Wednesday May 3, 1989. 

Planning and 

of a public 

4. Correspondence dated January 2, 1989 from the Regional Municipality of 

Peel, Planning Department. 

5. Correspondence dated March 14, 1989 from Canadian National Railway. 

6. Correspondence dated March 14, 1989 from Transport Canada .,.. Airports 

Authority Group. 

7. Correspondence dated March 22, 1989 from the Regional Municipality of 

Peel Planning Department - Transportation Policy. 

8. Correspondence dated March 29, 1989 from the Ministry of Government 

Services. 

9. Correspondence dated March 30, 

Transportation. 

1989 from the Ministry of 

iO. Correspondence dated April 26, 1989 from Ontario Hydro. 

11. Correspondence dated April 21, 1989 from the Ministry of MuniCipal 

Affairs. 

12. Correspondence dated May 16, 1989 from the Ministry of Government 

Services. 

6/9/89 
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• accessibility; 

• physical setting; and, 

• market potential. 

Despite the restrictive nature of the current Parkway Belt West 
Plan policies and development standards, considerable growth 
pressures have been generated by the proximity of the study area 
to the north-western regions of Metropolitan Toronto. Certainly, 
the study area is well positioned to capture a larger share of 

the intense industrial/commercial growth recently experienced to 
the north and south of th~ municipal boundary in vaughan and 

Mississauga. 

Within Brampton, industrial and commercial growth in the study 

area is a logical progression of similar development north of 
Steeles in the Bramalea Limited Industrial Parks, and to the west 

in the Steeles Industrial Secondary Plan Area. 

The study area is afforded a high degree of accessibility to 

major transportation routes including Highways 427, 401, and the 

planned Highway 407. The current high traffic-volumes along 
Steeles Avenue make the study area particularly attractive for 
various forms of commercial development. 

In addition, proximity to Lester B Pearson Airport and the 
Bramport Intermodal Terminal are effective locational incentives 
to industrial development. 

The study area is also uniquely suited to pres~ige industrial 

development with high aesthetic and amenity standards due to: 
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• the nature of existing development which has been approved 
under the policies of the Parkway Belt west Plan; 

• existing environmental features; 

• existing and planned recreational facilities within and 
surrounding the study area including the Clai~evi~le 
Conservation Area, the Sunshine Beach water Theme Park east 
of Finch Avenue, and the planned golf course within the 

Kenview Industrial Park west of Finch Avenue and south of 

Steeles. 

preliminary analysis indicates significant market potential 

within the study area, for new/emerging forms of industrial/ 
commercial development not already accommodated in Brampton, but 

strongly demanded in the Metropolitan Toronto ~arket; in 

particular: 

• mixed industrial/commercial development forms; 

• industrial office centres; 

e. concentrations of business service uses; and, 

• specialized retailing including retail warehouses, home 

furnishings and improvement outlets, etc. 

1.6 APproach 

The study area is the last largely undeveloped area designated 

in the Official Plan for industrial purposes. Thus, the study 
area is of significant strategic importance to the City's 
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industrial and business developmen~ efforts. Accordingly, it 
has become apparent that the current Parkway Belt West 

Policies may no longer be appropriate to: 

• accommodate the scope and nature of development anticipated 
in the study area; 

• satisfy the City's planning objectives for the locality 
and, 

• facilitate the processing of development applications. 

In particular, the current development standards established in 
Amendment Number 4 for the study area are no longer appropriate 

relative to: 

• the range of permitted uses; 

• density and lot coverage standards; and, 

• development criteria to manage amenity and design 
strategies, the development of a planned local road 
network, and traffic access requirements. 

It is also recognized that the original planning objectives for 

the study area in the Parkway Belt West Plan have largely been 

satisfied. For example the primary goal for the Parkway Belt 

Plan in this locality - to secure and acquire lands for 

transportation and utility corridors - has now been achieved. 
All lands have been designated, and have been acquired or are 

scheduled for acquisition when the construction dates are 

approved. The outstanding goals of the Plan, related to the 

provision of an urban separator and recreational/open space 

amenities can be effectively secured through a local level 
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secondary plan. Accordingly, a planning approach has been 
adopted for the study area which entails the preparation of a 

detailed secondary plan which: 

• sets out in conventional fashion, the general road patterns 
and land uses, and appropriate development policies, and, 

• reflects the spirit and intent of the Parkway Belt West 

Plan relative to its recreational and open space 
objec't:ives. 

It is intended that the secondary plan would replace the detailed 

standards contained in the Parkway Plan Amendment Number 4. 

Assuming that the technical aspects of the secondary plan are 

acceptable, the Minister of Municipal Affairs could "deem" that 

the secondary plan conforms to the Parkway Belt West Plan. 

An additional advantage of proceeding with this approach is that 

the lengthy process of amending the Parkway Belt West Plan would 

be avoided for each site specific development application. 

The remaining sections of this report provide the planning 

analysis, land use and transportation strategy as the basis for 

the secondary plan. 



I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
'1 

I 

Part 11: Development Constraints 



I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
"I 

I 

- 17 -

PART :':I: DEVELOPMENT CONSTRAINTS 

An effective land use strategy must recognize constraints and 
limitations imposed by natural and man made features. Specific 
constraints pertaining to the study area include: 

• major environmental features; 

• airport noise; 

• airport height limitations; 

• servicing: 

• the transportation system; and, 

• existing development. 

2.1 Major Environmental Features 

The major environmental features which may affect the scope of 

development within the study area include: 

• woodlots; and, 

• valley lands. 

Woodlots 

The study area is denuded of significant vegetation with the 

exception of a small woodlot, and one area containing woodlot 
fragments and hedgerows as indicated on Map 6. 
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As noted earlier, a 3.4 hectare (8.4 acre) woodlot previously 
existed north of the Highway Number 407 right-of-way between 
Goreway Drive and Eighth Line East. The Brampton Official Plan 
identified this woodlot as a Class II environmental area, and is 

defined as follows: 

"CLASS II: These are medium to high quality woodlots which 

will withstand a low degree of disturbance. They 

should be preserved and used with care. 
/ ') 

Unfortunately, this significant evnvironmental feature has 
recently been destroyed. Accordingly, ~he official plan should 

be amended to delete the woodlot preservation policies as they 

pertain to this site. 

A second woodlot is identified on Map 6 as a small triangular 

parcel of approximately 1.5 hectares (4.0 acres) between the 

highway, the Canadian National Railway tracks and the hydro 

corridor. This is part of a larger woodlot which extends to the 

north of the study area. The official plan identifies this as a 

Class III woodlot, which is defined as follows: 

"Class Ill: These are low to medium woodlots which will 

withstand a moderate to high degree of 

disturbance. This class of woodlot represents 

the areas where there is an opportunity to 

carefully develop and use the trees. 

Nothwithstanding the foregoing general 

categorization, it is recognized that "the Class 

III woodlots are, in most cases, ae~thetically 

very attractive in an urban'~ontext and are 

sufficiently resilient to be used as ideal and 

relatively accessible public open space areas." 
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The lands containing this Class III woodlot are also situated 
within the valley of a tributary of the Mimico Creek. 
Accordingly, this woodlot will be preserved since it will be 
contained in an appropriate open space/hazard lands designation 
to reflect the valley land status of this locality. 

Woodlot fragments and hedgerows are found in the extreme south­

easterly portion of the study area adjacent to Finch Avenue 
(within the Kenview Plan of Subdivision as shown on Map 6). The 
sUbmission of a Tree Protection Plan is required for woodlot 
fragments and hedgerows. Such a ,protection plan has been 
required, as a condition of draft plan approval for the plan of 
subdivision affecting these lands. 

Valleylands 

The study area is situated predominantly on developable 
tableland, with the exception of the valleylands associated with 

the Mimico Creek and its tributaries. The extent of the 
valleylands is shown on Map 6. The secondary plan for the study 

area should incorporate an appropriate open space/hazard lands 

designation for the valleylands. Corresponding policies should 
restrict development in these areas. 

The flood plain located within the Kenview plan of subdivision 

(south of Steeles Avenue between Goreway and Finch Avenue) has 
been zoned in a manner to permit the development of a golf 
course. This should also be accommodated in the secondary plan. 

The Metropolitan Toronto and Region Conservation Authority may 

require the imposition of a builqing setback from the limits of 

the valleyland. This would be established at the time of 

development approval and be incorporated in the implementing 

zoning by-law. 
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2.2 Airport Noise 

Due to the proximity of the subject lands to the Lester B. 
Pears on International Airport, certain requirements for 
development may be required in noise prone areas. In this 
regard, the official plan contains noise crit~ria (see Appendix 
II) to evaluate land use compatability relative to noise exposure 

forecasts (N.E.F.) and noise exposure protection (N.E.P.) levels. 
Since the study area is to be developed predominantly for 
commercial and industrial purposes, there would appear to be no 
significant restrictions on land use. However, for some land 

uses with exposure to an N.E.F. or N.E.P. level of 30 or more, 

certain noise insulation features in building design may be 
required to protect indoor activities, particularly for 

hotel/motel, office and retail uses. Accordingly, the secondary 
plan will require the following for development proposals within 

noise prone areas: 

• adherence to the airport noise policies of the official 
plan; and, 

• the submission of a noise analysis study in certain 

instances to identify the extent of noise impacts and 

appropriate attenuation measur~s. 

2.3 Airport Height Limitations 

Again, due to the proximity of the subject lands to the Lester B. 

Pears on International Airport, development will be subject to the 

height limitations set out in the zoning regulations of Transport 

Canada. 
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These height limitations are determined on a site specific basis, 
depending on final grading and property elevations. Accordingly, 
the actual impact of these height limitations on the scope of 
permissible development can only be accurately determined at the 
time of planning approval, with the consultation of Transport 

Canada. 

2.4 Servicing 

Development within the study area will be dependent upon the 

extension of engineering services including: 

• piped water and sanitary services; and, 

• stormwater management facilities. 

water and Sanitary Sewers 

All lands within the study area are capable of being serviced 
with piped water and sanitary sewers. Piped water is available 

from existing watermains along Steeles Avenue, Torbram and 

Airport Roads. Extensions to these systems will also be required 

to service some portions of the study area. Sanitary services 

are available through the extension of existing facilities in the 

following locations: 

• the existing Brampton East Industrial Trunk, north of the 

planned Highway Number 407; 

• Airport Road at Thames Gate; 

• south of the Canadian National Railway right-of-way, east 

of Airport Road; and, 
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• Bramalea Gate, east of Goreway Drive in Mississauga. 

Storm Water Management 

A comprehensive storm water management study which includes the 

industrial area north of Steeles Avenue as well as the study area 
has been prepared. (Storm water Management study - Official Plan 
Amendment Number 6 and 57 Area, July 1981). storm water 

detention measures recommended in this study have been approved 
by the City, the Region of Peel and Metropolitan Toronto and 

Region Conservation Authority. These measures include detention 
facilities to be constructed in the flood plain lands south of 
Steeles Avenue. It would appear that sufficient storage is 
available within the natural storage available within this flood 
plain. 

Amendment Number 4 to the Parkway Belt West Plan reserved lands 
east of Goreway Drive and north of the Highway Number 407 right­

of-way for a d~y pond storage area. However, the City's Public 
Works Department has now advised that this facility is no longer 
required. Stor~ water detention for this area is being directed 
to natural storaqe and channelized capacity in the west Humber 
River watershed. 

It will be a requirement of the secondary plan for the study area 

that the design and implementation of storm water management 
strategies for specific development proposals, will be subject to 

the approval of the City and the Metropolitan Toronto and Region 

Conservation Authority. 

2.5 The Transportation System 

Major features of the transportation system within the study area 

will have a significant impact on the development pattern. These 

features include: 
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• the planned Highway Number 407; 

• the regional/local road network; and, 

• the Canadian National Railway facilities. 

The transportation system within the study area is illustrated on 
Map 7. The primary area of impact on the development pattern 
will pertain to: 

• alignment geometrics; 

• access restrictions; and, 

• road setbacks. 

Highway Number 407 

As noted previously, a major objective of the Parkway Belt West 

Plan is the reservation of the Highway Number 407 right-of-way. 

Highway Number 407 is provincial freeway providing an east-west 

transportat~on link between major urban centres in the northern 
Metropolitan Toronto Region. As a provincial freeway, the main 
operational characteristics of the facility are: 

• the accommodation of high volumes of long distance and 
inter-regional traffic travelling at high speeds; 

• opposing traffic lanes are divided; 

• interchanges with other roadways are grade separated; and, 

• direct access from the freeway to abutting properties is 
not permitted. 

. " 
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The prov~s~on of Highway Number 407 is essential to relieve east­
west inter-regional traffic pressures north of Highway 401. It 
was indicated earlier that Highway 407 will greatly improve 
accessibility to the developing areas in south-east Brampton, 
including the study area. All lands required for the alignment 
have been acquired, or are scheduled for acquisition when 
construction dates are approved. Provincial commitment has not 
been received regarding timing for the construction of Highway 
Number 407 in the Brampton section. 

The Highway Number 407 alignment consumes approximately 663 acres 
(268 hectares) of land within the study area. Map 7 indicates 
the following planned intersection geometrics with other 

transportation facilities in the study area: 

• a grade separation at Torbram Road; 

• a grade separation where the highway right-of-way 
intersects with Steeles Avenue; 

• a full interchange at Airport Road; 

• a grade separation at the Canadian National Railway; 

• a partial interchange at Goreway Drive; and, 

• a grade separation at Eighth Line East. 

The secondary plan for the.study area should make provis~on for 

these facilities to ensure that adequate land is avail-1ble for 
their construction. In addition the Ministry ef Transportat~on 

is requiring a minimum building setback of 13.7 metres (45 feet) 

from the Highway Number 407 right-of-way. This requirement 

should also be indicated in the secondary plan. 



I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 
I 

- 25 -

The Regional/Local Road Network 

The regional/local road network within the study area is 
comprised of the following facility classifications: 

• arterial roads; 

• collector roads; and, 

• local roads. 

Map 7 illustrates this road network, and Table 2 provides a 

breakdown by jurisdiction, classification, and designated road 
allowance. 

ROAD 

Steeles Avenue 

Torbram Road 

Airport Road 

Goreway Drive 

Finch Avenue 

Parkhurst Square 

Kenview Boulevard 

Paget Road 

Castleview Road 

TABLE TWO 

The Regional/Local Road Network 
(Refer to Map 7) 

JURISDICTION CLASSIFICATION 

Region Major Arterial 

City Minor Arterial 

Region Major Arterial 

City Minor Arterial-

Region Major Arterial 

City Local 

City Collector 

City Local 

City Local 

ROAD 
ALLOWANCE 
36 metres 
{120 feet} 
36 metres 
{120 feet} 
45 metres 
{150 feet} 
36 metres 

{120 feet} 
36 metres 
(120 feet} 
23.0 metres 
(75 feet} 
26.0 metres 
( 85 feet} 
23.0 metres 
(75 feet} 
35;0 metres 
(115 feet} 
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The Regional Municipality of Peel has jurisdiction over all 
regional roads within the study area which includes: 

• Steeles Avenue; 

• Airport Road; and, 

• Finch Avenue. 

These roadways are classified as arterial roads which carry large 
volumes of traffic at medium or high speeds, between areas of 

principal traffic generation, including inter-municipal traffic 
and traffic enroute to and from the freeway system. 

No further additions to the regional network are planned. 
However, it is anticipated that Steeles Avenue is to be widened 
from 4 to 6 ~anes within the existing 36 metre (120 feet) right­
of-way. 

In addition, Goreway Drive is to be up-graded from a minor 
arterial to a major arterial, consisting of 6 lanes. This will 

necessitate an increase in right-of-way from 36 metres (120 feet) 
to 45 metres (150 feet). Goreway Drive will provide an integral 
link between Highvlay Number 407 to the planned Highway Number 7 

by-pass south of Bovaird Drive. Thus, upon completion of these 
improvements Goreway Drive will assume a regional road function. 

The principal restrictions on developments imposed by the 
regional road system relate primarily to roadway access. 

In this regard, no direct access may be permitted from individual 

parcels from regional roads. Access must be provided from an 

internal industrial road system. In this regard, the secondary 
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plan for the study area shall set out ~he arterial and collector 
road pattern from which the access arrangements may be developed. 

The Region of Peel muy also require the submission of a traffic 
impact analysis as a condition of development approval, to assess 

the impact of specific proposals. 

The other components of the road network include collector and 

local roads under the jurisdiction of the city. As previously 

noted the collector road pattern shall generally be set out in 

the secondary plan. Local roads will be developed as part of the 

subdivision approval process. In this regard, access and setback 

requirements will be determined as a condition of development 
approval. 

The Canadian National Railway Facilities 

As noted previously, the Canadian National Railway runs a line 

south of the Brarnpton Intermodal Terminal, to intersect with the 

main east-west line along the southern boundary of the study 

area. 

The Canadian National Railway requires the following building 

setbacks from their facilities: 

• 15.0 metres (50 ~eet) from the line running south of the 

intermodal terminal; and, 

• 30.0 metres (100 feet) along the east-west railway along 

the southern boundary of the study area. 

2.6 Existing Development 

Planned deve~opment within the study area will be influenced, to 

a great extent, by the scope and nature of the existing and 
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approved developm~nt pattern. This development pattern is 

illustrated conceptually on Map 8. From this, it is evident that 

the development pattern is strongly oriented to the following 
land use forms: 

• traditional industrial land use comprising manufacturing, 
processing, and warehousing: 

• industrial/of~ice uses where the predominant activity is 
industrial but there is a strong office component as an 
accessory or complementary use: 

• office centres as a principal use: 

• mixed industrial/commercial activities which blends light 
or prestige industrial uses with specialized or space­

extensive retailing and personal services: 

• business centres which are comprised of small scale retail, 
restaurant, business services, or hospitality services 

oriented to the surrounding industrial/office community; 

• highway co~~ercial uses principally restricted to 
automobile service stations to serve the travelling publici 

• open space/recre,ational uses in the form of a planned golf 
course to complement the planned prestige industrial/ 

business and hotel uses planned south of Steeles between 

Goreway drive and Finch Avenue: and, 

• residual residential uses which, 'as noted previously are 

the product of past land severances. 
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To determine the relative concentration of these activities in 

the study area a floor space analysis was undertaken as exhibited 

in Table 4. ·This analysis illustrates the distribution of floor 

space in the study area relative to: 

• existing development; 

• development which has received site plan approval; and, 

• remaining potential development within the study area based 

on density and floor space ~estrictions established by 

approved zoning. 

LAND USE 

Commercial -

Mixed 
Industrial/ 
Commercial 

Office/ 
Industrial 

Office 

Industrial 

TOTAL 

TAB~E 4 

FLOOR SPACE ANALYSIS 
SECONDARY PLAN AREA NUMBER 32 

December 1988 

EXISTING 
FLOOR SPACE 

(SQ. FT. ) 
4,456 

° 

° 
° 

93,671 

98,127 

APPROVED 
FLOOR SPACE 

(SQ. FT. ) 
1,048,335 

133,640 

326,591 

° 
193,093 

1,701,659 

-

ESTIMATED 
POTENTIAL 

(SQ. FT. ) 

° 
235,339 

2,314,474 

420,818 

1,474,888 

4,445,519 

TOTAL 
FLOOR SPACE 

(SQ. FT.) 
1,052,791 

368,978 

2,641,065 

420,818 

1,761,652 

6,245,304 

From this analysis, it is evident that the study area is emerging 

as a focus of industrial/business growth in the City, with a 

potential 6.2 million square feet of floor space on land already 

zoned for development. The principal form of emerging 
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development appears to be within the office/industrial category. 
This reflects the general market trend towards office growth as 

an integral component of industrial development. 

other predominant development forms include traditional 
manufacturing and commercial activities, which reflects the high 

degree of accessibility afforded these forms of development 

within the study area. 

On a geographic basis, existing and approved development is 

concentrated along the Steeles Avenue corridor at intersections 

with other major transportation facilities. 

The principal focus of office/industrial development is located 

in a highly accessible location south of Steeles Avenue, east of 
Goreway Drive in proximity to major transportation routes (i.e. 

Highways 427 and 401) via Finch Avenue. 

Specialized development forms are situated in highly visible 
locations such as: 

• the major office centre in the Rushville plan of 
subdivision located on Airport Road, south of Highway 

Number 407; 

• the mixed industrial/commercial concentration, also within 
the Rushville plan of subdivision along Steeles Avenue 
between Airport Road and Goreway Drive; and, 

• the site zoned for hotel/motel uses south of St~ales 
Avenue, at Finch Avenue in the Kenview P~an of SUbdivision. 
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It is evident that the~e locationa1 factors and development 
patterns will have a persuasive inf~uence on the nature and scope 

of planned growth with the study area. 

Other existing land uses of significance include the small 
residential holdings located primarily at tne north-west corner 
of Finch and Steeles Avenue. To encourage comprehensive 

development, the prevailing Parkway Belt west policies require: 

• the assembly of 
purposes; and, 

• the acquisition 

abutting longer 

approval. 

This poli'cy direction 

use objectives of the 

abutting small properties for development 

of smaller residential properties by 

land holdings as a condition of development 

will be carried over to implement the land 

secondary plan for ~he study area. 



I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 
I 

Part Ill: Land Use, Transportation And 
Servicing Strategy 



I 
I 
I' 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
1 
I 
I 
I 

I 
I 
I 
I 

- 33 -

PART Ill: LAND USE, TRANSPORTATION AND SERVICING STRATEGY' 

A draft secondary plan has been formulated for the study area 
which is responsive to: 

• the prevailing planning objectives for the locality 
enunciated in The Parkway Belt West Plan; 

• the specific development constraints identified for the 
study area in Part II of this report; and, 

• the market opportunities available to the study area. 

This secondary plan is comprised of three principal planning 
elements; namely: 

• a land use concept; 

• a transport~tion strategy; and, 

• a servicing strategy. 

3.1 Land Use Concept 

The land use concept prescribes the scope and nature of 

development proposed for the study area. In particular, the land 

use concept: 

• sets out the detailed allocation and distribution of 
anticipated development; 

• establishes comprehensive development criteria and policies 
to: 

., 
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regulate physical growth; 

set out amenity and design standards; 

ensure the efficient deployment of engineering and 

utility services; and, 

protect the major elements of the natural environment. 

The land use concept for the study area has been developed within 
the parameters set by: 

• existing planning policies; 

• the(prevailing development pattern; and, 

• current market and development trends. 

As noted earlier, the study area is currently under the purview 
of the Parkway Belt West Plan, which permits predominantly 

industrial and ccmmercial development: 

• at low densi~y and lot coverage standards; and, 

• in conjunction with large tracts of land reserved for 
public open space purposes. 

To reflect tne spirit and intent of the Parkway Belt West Plan, 
the area should be developed predominantly for prestige 

industrial uses. Such development is characterized by 

relaltively low intensity, non-obnoxious industrial uses 

established on large lots with no outside storage. General 

industrial uses have been determined to be inappropriate for this 

locality given: 
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• the exposure of the area to major inter-regional 
transportation facilities: and, 

• the descriminating amenity and design standards established 
for the study area by the Parkway Belt west Plan. 

The intended prestige indu~trial nature of the study area has 
been reinforced in the land use concept through the development 
of a business community structure. This structure emphasizes the 
integration of major employment centres and complementary 
business support services. In this regard, th~ land use concept 
is focused on: 

• the maintenance of a strong industrial base; 

• fostering ancillary office development as an integral 
component o~ industrial operations; 

• encouraging major concentrations of office development at 
highly visible and accessible locations in proximity to 

inter-regional transportation corridors; 

• providing essential business service uses to support 
industrial and office employment: and, 

• allowing specialized forms of retailing that combine 
industrial and commercial operations. 

The land use mix which has been devised to meet these objectives, 

consists of the following categories: 

• prestige industrial: 

• business service uses: 
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• mixed industrial/commercial; 

• office centres; 

• highway commercial; and, 

• open space and hazard lands. 

The secondary plan also establishes a strategy for office 

development. In this regard, small concentrations of relatively 

low density Intermediate Office uses are encouraged in the 
Prestige Industrial and Business designations to foster office 

specialization within the locality. Higher density Office 

Centres are encouraged with greater vertical definition, in 
highly visible and accessible locations in proximity to major 

transportation facilities. 

In addition, special policy areas are recognized to manage site 

specific development constraints or opportunities. 

This land use mix reflects the importance of promoting economic 

linkages between major activities with an industrial area. such 

a land use mix promotes linkages between: 

• indust~ial operations and business service uses on a 

primary basis; and, 

• employees and other economic activities (i.e. restaurants, 

retail establi~hments and d~y care) on a secondary-basis. 

Fostering these economic linkages through land~use managemen~ 

promotes business investment and employment growth for the City. 
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The distribution of proposed land uses prescribed by the concept, 
is shown on Map 7, and summarized on Table 5 below: 

LAND USE CATEGORY 

TABLE 5 

Parkway Belt Industrial Area 
Land Use Concept 

LAND AREA PERCENT OF TOTAL 

Prestige Industrial 905.8 50.5 

Mixed Industrial/ 
Cozrunercial 101. 5 5.8 

Business 70.0 3.9 

Highway Commercial 2.61 0.1 

Open Space/Hazard 166.5 9.3 

Highway 41407 268.7 15.0 

~ydro Corridor 276.7 15.4 

TOTAL 1791. 8 100.0 

Prestige Industrial 

To maintain a strong industrial base, the largest designated land 

area within the secondary plan is for Prestige Industrial 

purposes (50.5 pecent of the study area). 

The lands proposed to be designated "Pre~tige Industrial" shown 

outlined on Map 9 are intended to be used for the following 

purposes: 

, '0 
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• manufacturing, processing, assembling, packaging, 
repairing, fabricating, warehousi~g, and storage within 

wholly enclosed buildings; 

• intermediate office uses; 

• public and utility uses or structures; 

• research and development facilities; 

• recreation facilities or ~tructures; 

• accessory retail uses; and, 

• day nurseries. 

other industrial uses not specifically cited above may also be 

permitted provided that such uses are in keeping with the 

intended prestige image, and satisfy the following criteria: 

• the uses are limited to industrial operations within 

enclosed buildings; 

• a high standard of conceptual building and site design is 
achieved; 

• natural features and extensive landscaping is utilized to 
create a park-like setting; 

• no outside storage of goods and materials is permitted; 
and, 

• the proposed land uses are compatible with adjacent land 
uses. 
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Intermediate office uses are intended to complement the other 

permitted uses within the Prestige Industrial designation, and as 

such are not intended to become a p~edominant land use. 
Intermediate"office structures shall be'permitted on a free­

standing ba?is, or within ind~strial buildings or a complex of 
associated industrial buildings. In this regard, office uses 

within the Prestige Industrial designation sha~l not exceed a 
Floor Space Index of approximately 0.5(1). 

Accessory retail uses are permitted which are directly associated 

with a permitted industrial operation and occupies only a small 

floor space or site coverage relative to the size of the 

associated industrial plant. This provision is incorporated to 

recognize the establishment trend to establish a retailing 
component directly related to the industrial process. The floor 

space restrictions are normally included in the implementing 

zoning by-law, typically allowing retail uses at 15% of the gross 
floor area devoted to the permitted industrial use. 

The permitted uses within the Prestige Industrial designation are 

to be established on landscaped lots in a park-like setting. A 

high standard of building design is to be required, and 
undeveloped portions of lots shall be landscaped to achieve the 

intended prestige image. In this regard no outside storage is to 

be permitted. 

Cl) The floor space index is a measure of permissible 
development density on a given site, and is calculated by 

dividing the gross floor area of all buildings and 

structures by the site area of the lot on which they are 
situated. 
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Business 

The draft secondary plan establ~shes a Business designation which 
provides for a wide range of service and retail commercial uses 
to provide support to the surrounding industrial community. The 
uses within this designation are intended to satisfy the b~siness 
and personal· service needs of the su~rounding industrial 
operations and their. employees. Accordingly, a relatively small 
land area has been devoted to this designation (4 percent of the 
study area) so that there will be no adverse impact on the 

viability of retail facilities established in non-industrial 
areas of the city. 

The permitted uses within the Business designation includes: 

• intermediate office uses; 

• bank, trust companies or financial institutions; 

• retail establishments; 

• personal service shops; 

• dry cleaning and laundry establishments; 

• dining room, standard and take-out restaurants; 

• convenience stores; 

• community clubs; 

• recreation facilities or structures; 

• hotels or motels; and, 
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• banquet halls. 

Intermediate office uses within Business areas are subject to the 
restrictions previously highlighted for this form of development 
in the Prestige Industrial designation. 

Business areas s~ould be developed to form discreet 

concentrations of commercial development di~ectly related to the 
industrial community. It is not intended that these areas 

duplicate highway commercial districts which typically 

proliferate along arterial road frontages in industrial areas. 
In this regard, the secondary plan provides that access to 
Business areas shall only be permitted from a planned internal 
industrial road system. In addition, high quality building and 

site design is required to ensure compatability with adjacent 
Prestige Industrial areas. To this end, fencing and landscaping 

may be required as a condition of development approval where 

Business areas directly abut Prestige Industrial uses. 

The draft secondary plan encourages the comprehensive development 
of Business Areas in keeping with the following site plan 

criteria: 

• common access arrangements and linked parking areas may be 
employed to serve multiple land uses within a Business 

area; 

• parking shall be provided, where feasible, in side and rear 
yards to enhance streetscape amenity and design; 

• where parking is provided in the front yard, landscaping 
shall be required to provide adequate screening from the 
abutting road; 
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• uniform building setbacks shall be employed to create a 
harmonious and integrated streetscape; 

• the reservation of appropriate road right-of-way widths 
shall be accommodated in development proposals to provide 

for landscaping and pedestrian access; 

• outdoor display areas shall not be permitted in the front 
yards or abutting roads; 

• service an~ loading areas shall be incorporated into 
building designs or effectively screened from view through 

appropriate fencing or landscaping; and, 

• restaurants permitted in the Business designation shall be 
subject to an appropriate site development plan which 
demonstrates that: 

the restaurant design is harmonious with adjacent 

development; 

th~ road network is adequate to accommodate traffic 

generated by the restaurant; and, 

ingress and egress can be established to the 

satisfaction of the City or other road authorities 

having jurisdiction. 

Further, the sec6nd~ry plan requires the submission of a-tertiary 

plan to demonstrate how the entire area can be compre~=nsively 

developed in accordance with the above noted d~velopment 
criteria. 
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Mixed Industrial/Commercial 

As indicated previously, there is significant press~re within the 

study area, as well as o~her districts within the City for a form 
of industrial/commercial development not ~lready accommodated in 
Brampton, but strongly demanded in the Metropolitan Toronto 
market. 

This relates to mixed industrial/commercial uses that combine 
industrial and commercial purposes, or specialized space­
extensive commercial activities. The uses permitted by the draft 

secondary plan under this land use category include: 

• traditional. light/prestige industrial processes including 
manufacturing, assembling, packaging, repairing, 
fabricating, warehousing, and storage; 

• retail warehousing, discount merchandising outlets and 
other retail outlets that are space-extensive or which by 

their function are not accommodated by the retail hierarchy 

for non-industrial areas, and require exposure to major 

transportation facilities; 

• home furnishings and home improvement retail warehouses; 

• recreation facilites or structures; 

• community clubs; 

• garden centre sales establishments; 

• public or utility uses; 

• service shops; and, 
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• banquet halls. 

The market factors which have contributed to the strong demand 
for these uses, or combinations thereof, include: 

• consumer demand for product lines oriented to factory 
outlet, discount merchandising or retail warehousing 

distribution; 

• the economies of scale afforded to manufacturing concerns, 
where the combination of production, warehousing, and 
retailing reduces the overhead expense of maintaining a 
distribution network consisting of several separate 
locations; and, 

• the marketing advantages to manufacturing and retailing 
concerns of combining several specialized commercial uses 

on highly visible and accessible sites. 

Accord~ngly, the secondary plan allocates approximately 101.5 

acres of land for mixed industrial/commercial purposes (5.8% of 

the total designated land area). Geographically, the lands 

designated for these purposes are situated along Steeles Avenue 
and Airport Road, which are the major transportation corridors 

within the study area. These locations satisfy the visibility and 

access requirements typically associated with mixed 

industrial/commercial uses. 

This secondary plan recognizes, for the first time in Brampton, 

the need to accommodate mixed industrial/commercial uses in an 

industrial area. Accordingly, the secondary plan contains 

specific policies to ensure the sensitive integration of this 

form of development into industrial areas, with respect to: 

• market impact; and, 
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• urban design. 

With respect to market impact, it is not intended to permit 
activities within the mixed industrial/commercial designation 
which duplicate or would impact on the viability of those uses 
permitted by the retail hierarchy set out in the official plan 

for non industrial areas. Accordingly, the secondary plan is 

restrictive as to the extent of commercial uses which are 
permitted within this designation. 

The introduction of mixed/industrial uses must not detract from 

the orderly development of the study area for prestige industrial 
uses. In this regard, the secondary plan establishes the 

following development criteria to obviate potential impacts: 

• common access arrangements and linked parking areas may be 
employed to serve multiple land uses within a mixed 

industrial/commercial area; 

• parking shall be provided, where feasible, in side or rear 
yards to enhance streetscape amenity design; 

• where parking is provided in the front yard, or abutting a 
major arterial road or highway, landscaping shall be 

required to provide adequate screening and improve the 

visual amenity of the area; 

• outdoor display areas shall not be permitted in front yards 
or abutting arterial roads or a highway right-of-way; and, 

• servicing and loading areas shall be incorporated into 
building designs, or effectively screened form view through 
appropriate fencing or landscaping. 
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Highway Commercial 

The Highway Comm~rcial designation in the draft secondary plan 
has been established to recognize existing automobile service 

stations located at the north and south-east corners of Steeles 
Avenue and Airport Road. Proposals for automobile service 

stations beyond these locations are to be evaluated on a site 

specific basis in accordance with the criteria set out in the 
Brampton Official Plan. 

Office Centres 

section 2.2 of the Brampton Official Plan stipulates that major 

office development in the City, shall be concentrated in the 

Central Commercial Corridor. The underlying planning principle 
is that any decentralization of large office blocks could have a 

detrimental effect on the achievement of office nodes as well as 
the revitalization of downtown Brampton. 

At the same time, section 2.3 of the Official Plan, which 
contains the industrial policies, clearly specifies that both 

ancillary and limited free-standing offices shall be permitted in 

industrial areas. Small scale office plazas have been 

characteristic of Brampton's main industrial parks and have 
proven to be compatible. 

However, more recent land use analysis has shown that the 

traditional manufacturing base of industrial areas has been 

gradually shifting to higher order economic activities including 

office and related service sector growth. In this regard, it is 

a generally accepted forecast that service sector jobs will 

account for approximately 80 percent of future employment growth. 

Thus, it is essential that the City provide for some office 

specialization in appropriate industrial areas in order that: 
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• the City may capture a shar~ of the burgeoning office 
centre growth in the Metropolitan Toronto Market; and, 

• the economic viability of the City's industrial base is 
enhanced as the mode of industrial production swings 

towards the service sector. 

As noted in Section 1.5 of this report, the subject lands are 

ideally suited to industrial-office development due to: 

• the high degree of visibility and accessibility to main 
inter-regional transportation routes including Highways 

427, 401 and the planned Highway 407; 

• proximity to the north-western regions of the Metropolitan 
Toronto market which is currently experiencing development 

pressures for service sector and office growth; and, 

• the amenity and design standards which have been 
established by the Parkway Belt West Plan. 

It should be noted, that Amendment Number 4 to the Parkway Belt 

West Plan provided for the concept of office park development for 
the subject lands. It is now appropriate that the draft secondary 

plan should expand on this potential. 

Accordingly, the draft secondary plan recognizes two levels of 

office development; namely: 

• intermediate office uses; and, 

• office centres. 
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As noted previously, intermediate office uses are permitted 
within the Prestige Industrial and Business designations. These 

are intended to be relatively small concentrations of office -
development, and are not to become a predominant land use. As 
such, the level of permissible floor space for intermedi~te 
office uses is limited to a floor space index of approximately 
0.5. 

In addition, the draft secondary plan identifies concentrations 
of office centres which are encouraged, with greater vertical 
definition, in highly visible and accessible locations in 

proximity to main transportation facilities. The location of 
these office centres are designated in the secondary plan in a 
symbolic fashion (as shown on Map 9). In this manner, the extent 
and location of office centres is intended to be interpreted 
flexibly in accordance with the other policies and intent of the 

secondary plan. More precise locations for office centres shall 
be defined in subsequent and more detailed stages of the 
development approval process (i.e. plan of s~bdivision or draft 

plan approval). 

As a general guideline, office development may occur at a Floor 

Space Index of approximately 1.0. However, the total amount of 
office space permitted in the office centre designation shall be 
determined by comprehensive transportation studies. No office 

centre development is to be permitted until such studies have 

been carried out to the satisfaction of the City, or other road 

authority having jurisdiction. 

The draft secondary plan also requires that sufficien~ lands are 
to be assembled to facilitate co-ordianted de~elopment of oLiice 

centre site. In this regard, the city may require the submission 
of tertiary plans, prior to development approval, to demonstrate 
comprehensive plans for entire sites. 
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The secondary plan also provides for the approval of additional 
office centres beyond those indicated on Map 9, through an 
appropriate official plan amendment, provided that the following 
can be satisfied: 

• there is sufficient market opportunity to support the 
proposed office development and there will be no adverse 
impacts on the viability of other office centres designated 
in the secondary plan, or other existing and designated 
office facilities in the City; 

• there are adequate engineering services available; 

• there is sufficient capacity in the transportation network; 

• traffic access can be arranged in a manner satisfactory to 
the city and any other road authority having jurisdiction; 
and, 

• there are adequate transit facilities available to service 
the additional office employment generated by the proposal. 

Open Space/Hazard Lands 

The areas designated by the secondary plan as Open Space/Hazard 
(as shown on Map 9) are lands which: 

• have inherent environmental hazards due to flood _ 
susceptibility (these are lands within the Mimico Creek 
floodplain); or, 

• are required for linear open space or recreation purposes 
to meet the objectives of the Parkway Belt west Plan. 
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The uses permitted within the Open Space/Hazard Lands designation 
are: 

• conservation purposes; 

• flood control and storm water management; 

• outdoor recreation facilities; and, 

• linear open space systems. 

Utilities 

The secondary plan establishes a "Utilities" desig~ation to 
accommodate the existing 500 KV hydro transmission corridor which 

traverses the subject lands. No activities other than 

transmission lines and related facilities are permitted within 
this designation, as it applies to the hydro corridor. In 
addition, this designation provides for a utility corridor under 
the ownership of the Ministry of Government Services, which is 
situated abutting the Canadian National Railway. 

Special Policy Areas 

In certain site specific circumstances, special policies are 

required in the draft secondary plan to manage unique development 

constraints and opportunities within the study area. In this 
regard three special policy area designations have been 
established as described below: 

Special Policy Area Number 1: 

These policies relate to a 17.7 hectare (43.7 acre) parcel of 
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land located at the south-west corner of Kenview Boulevard and 
Finch Avenue. These lands are designated for Prestige Industrial 
and Business purposes in the secondary plan. Existing zoning on 
this property permits industrial and limited commercial 

development at a gross floor index of approximately 0.85. 

Accordingly, the secondary plan permits development at this 
density, notwithstanding the building limitations set out in the 

Prestige Industrial and Business policies set out in the 

secondary plan. In addition, the plan also permits a maximum 
building height of seven storeys to reflect the scope of 

development envisaged for this site. 

A banquet hall is also permitted in Special Policy Area Number 1 
which is to be developed in conjunction with the abutting golf 
course. 

Special Policy A~ea Number 2: 

Lands shown designated for Business purposes located at the 

south-east corner of Castleview Drive at Steeles Avenue, may be 
used for an automobile service station, in addition to the other 

permitted purposes. It was originally intended that this site be 
developed for a high order of service commercial uses including a 
hotel/motel. To ensure the sensitive integration of the 
automobile service station in keeping with this development 
concept, the draft secondary plan requires the submission of a 

tertiary plan which shall demonstrate: 

• the location and site area dedicated to the automobile 

servic~ station; 

• the spatial relationship between the automobile service 
station, and other permitted land uses on the site; 
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• the proposed road access to the automobile service station 
and other developments permitted on the site; and, 

• landscaping and other design treatments which will project 
the intended prestige image for the site. 

Special Policy Area Number 3: 

The lands located north of Steeles Avenue between Goreway and 
Gorewood Drive are designated in the draft secondary plan for 

Mixed Industrial/Commercial purposes. There is significant 
development potential for these lands under this designation. 

However, there are access restrictions which must be respected 
when formulating an acceptable development proposal for these 
lands; in particular: 

• the Regional Municipality of Peel has imposed access 
prohibitions for individual development parcels along 

Steeles Avenue; and, 

• the Ministry of Transportation has advised that access is 

restricted on Goreway and Gorewood Drive due to the land 
requirements of planned intersections and gr~de separations 

, 
with Highway Number 407. 

Accordingly, to provide for access to Special Policy Area Number 

3, the secondary plan requires the development of a frontage 

se~ice road parallel to Steeles Avenue, in an alignment 
satisfactory to the City, and the Regional Municipality of Peel. 
All access to individual developments must be organized from this 

internal frontage service road. 

To provide for comprehensive development, the alignment of the 

. " 
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frontage service road shall be designed to ensure access to the 
smaller land-holdings situated at the most easterly section of 
the Special Policy Area. In this regard, the amalgamation of 
~hese properties shall be encouraged with the larger land 
holdings within the Special policy Area. 

other Special Policies 

Due to specific geographic, environmental, or existing planning 
circumstances affecting certain sites throughout the study area, 

more detailed policy guidance is required beyond the other land 

use provisions set out in the secondary plan. These other 
special policies relate to: 

• the amalgamation of small land holdings; 

• parking requirements for business and mixed 
industrial/commercial uses; 

• general development standards and guidelines: 

• environmentally sensitive areas: 

• aircraft noise; and, 

• airport height limitations. 

Amalgamation of Small Land Holdings: 

As noted previously, there are several concentrations of small 

residential holdings (of approximately 1 acre in size) which are 
the product of past land severance approvals. To encourage 

comprehensive development, lands abutting or adjacent to these 

small properties shall not be approved for uses permitted by the 
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secondary plan, until it has been demonstrated that a bona fide 

offer to purchase the small holdings has been made by the 
development proponent. In the event that an offer to purchase is 
not accepted, approval of the development on the large land 
holding shall be conditional upon the submission of a site 

development plan to demonstrate: 

• the functional and aesthetic relationship between the small 
and large holdings; and, 

• options available to provide for the eventual redevelopment 

of the smaller land holding in accordance with the 

secondary plan. 

Parking requirements for Business and Mixed Industrial/Commercial 

Uses: 

The secondary plan provides for the development of lands 
designated for Business and Mixed Industrial/Commercial purposes 

for a wide range of light industrial, retail and service 

commercial uses. Accordingly it is anticipated that these areas 

will be subject to varied and intense parking demand 

characteristics. To ensure an adequate land of service, the 
secondary plan requires that sufficient parking be provided for 

development proposals to satisfy full zoning by-law requirements. 

However, it is recognized that reduced parking requirements may 

be warranted for certain development proposals where the land use 
mix results in variations in the peak accumulation of vehicles. 
In such instances, the secondary plan allows for a reduced 

parking requirement based on the implementation of a shared 
parking formula in the zoning by-law. 'Proposals for a reduced 

parking requirement shall only be considered for approval where a 

detailed parking demand analysis, for the specific range and type 

of uses proposed, undertaken by a qualified traffic engineer, has 
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been prepared to the satisfaction of the City. 

General Development Standards and criteria: 

A major objective of preparing a secondary plan for the study 
area is to revise the development standards now contained in 
Amendment Number 4 to the Parkway Belt West Plan. The Amendment 

Number 4 st~ndards provide for very low density development, as 

indicated on Table One (page 8) to this report. Revisions to 
these standards are required to: 

• provide for a form of industrial and commercial development 
which is complementary to the urban fabric of Brampton; 
and, 

• accommodate the scope and nature of development anticipated 

in the study area. 

However, it is also important to retain development standards 

which reflect the prestige image and open development concept 
envisaged by the Parkway Belt West Plan. Accordingly, the 
secondary plan has established standards which prescribe a higher 

order of industrial and commercial development than what is found 

elsewhere in Brampton. These standards are detailed below in 
Table 6. 
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LAND USE 
CATEGORY 

PRESTIGE 
INDUSTRIAL 

MIXED 
INDUSTRIAL/ 
COMMERCIAL 

BUSINESS 

OFFICE 
CENTRES 

TABLE 6 

General Development Standards 
and Guidelines 

MINJ;MUM 
LOT AREA 

1.2 hectares 
(3.0 acres) 

0.8 hectares 
(2.0 acres) 

o • 4 hectares 
(1. 0 acres 

1.2 hectares 

LOT 
COVERAGE 

40-45% 

30-35% 

25-30% 

20-25% 

LOT 
WIDTH 

BUILDING 
HEIGHT 

60 metres 13.7 metres 

50 metres 13.7 metres 

45 metres 13.7 metres 

60 metres 12 storeys 

In addition to these General Development Standards and 
Guidelines, the draft secondary plan also establishes minimum 
street-line setbacks and landscaping guidelines. These 
guidelines reflect requirements already imposed on development 
approvals in the study area. 

ROAD 

STEELES AVENUE 

ALL OTHER ROADS 

TABLE 7 

Street-Line Setback and Landscape 
Open Space Guidelines -

STREET-LINE 
SETBACK 

46.0 metres 

15.0 metres 

LANDSCAPE OPEN 
SPACE ABUTTING 
RIGHT-OF-WAY 

15.0 metres 

3.0 metres 

The guidelines contained in Table 7 may be reduced in the block 
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between Goreway Drive and Gorewood Drive, north of Steeles 
Avenue, due to restrictions imposed by the alignment of the 

Highway Number 407 right-of-way and the frontage service road 
requirements outlined previously for special Policy Area Number 
3. 

Environmentally sensitive Areas: 

Section 2.1 of this report identified the location of several 

woodlot fragments and hedgerows (see Map 6). The draft secondary 

plan provides that development proposals within or adjacent to 

these sites shall be subject to the Environmentally Sensitive 

Area policies of the Brampton Official Plan. To satisfy these 

provisions, a development proponent may be required to submit a 
tree protection plan, which would identify methods of preserving 

woodlot fragments and hedgerows where practicable. 

Aircraft Noise: 

Aircraft noise may affect certain industrial, hotel, retail and 

office uses. Accordingly the draft ~econdary plan requires that 

development proposals within noise prone areas sball be subject 

to the noise attenuation policies of the Brampton Official Plan. 

In this regard, noise analysis reports may be required to support 

applications for development approval. 

Airport Height Limitations: 

Height restrictions pertaining to the Lester B. Pearson 

International Airport Zoning Regulations from Transport Canada 

shall apply to development within the secondary planning area. 
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3.2 Transportation strategy 

The draft secondary plan prescribes a transportation strategy 

which: 

• maximizes accessibility to and within the secondary plan 
area; and, 

• provides for efficient vehicular circulation and reduced 
traffic conflicts. 

The transportation system within the secondary planning area is 

comprised of: 

• the road network; and, 

• rail services. 

The Road Network 

The planned road network for the study area is shown on Map 10. 

Tpe secondary plan provides for the development of the road 

network consisting of: 

• provincial freeways (planned Highway Number 407): 

• major and minor arterials: and, 

• collector roads. 

The local road system shall be subject to approval as part of the 

subdivison approved process. 
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The draft secondary plan establishes policy direction for: 

• major additions, improvements and extensions to the road 
network; and, 

• access restrictions. 

Major Additions, Improvements and Extensions: 

The draft secondary plan is formulated on the basis of: 

• the development of Highway Number 407 as a controlled 
access provincial freeway; 

• the up-grading of Gorew.ay Drive to a 6 lane main arterial 
facility within a 45.0 metre (150 feet) right-of-way; 

• the improvement of Steeles Avenue to a 6 lane main arterial 
facility within the existing 36.0 metre (120 feet) right­
of-way; and, 

• the easterly extension of Intermodal Drive from Goreway 
Drive to Gorewood Drive, as a collector road, within a 23 

to 26 metre (76 to 86 feet) right-of-way. 

With respect to Highway Number 407, ~he following intersection 

arrangements are planned: 

• grade separations at Torbram Road, Steeles Avenue, Gorewood 
Drive and the Canadian National Railway; and, 

• complete and partial interchanges at Airport Road and 
Goreway Drive. 
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other roadway improvements provided for in the secondary plan 
~nclude proposed grade separations at the following 
intersections: 

• Torbram Road at the Canadian National Railway; and, 

• Goreway Drive at the Canadian National Railway. 

Access: 

To protect the arterial road function of Steeles Avenue, Torbram 
Road, Airport Road, Goreway Drive, Finch Avenue and Gorewood 

Drive, it is the policy of the City, and the Regional 
Municipality of Peel to restrict access from individual 
properties. To this end, a local industrial road system shall be 
designed to organize access to these roads. 

In addition, the secor.dary plan restricts access and road 
intersections on arterial roads in proximity to interchange ramps 

with H~ghway Number 407. The extent of these access restrictions 
shall be determined in consultation with the Ministry of 

Transportation, and imposed as a condition of development 

approval. 

Rail Services 

The secondary plan recognizes the alignment of the Canadian 

National Railway. In this regard, planning requirements include 

fencing and setback requirements which will be required as a 
condition of development approval for abutting lands. 
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3.3 Servicing strategy 

The draft secondary plan provides for the efficient deployment of 
engineering services to facilitate growth. These engineering 
services are comprised of: 

• stormwater management facilities; and, 

• sanitary sewage and water supply. 

storm Water Management: 

The secondary plan requires that a detailed engineering and 
qrainage report shall be undertaken for any development, and 

shall be subject to the approval of the appropriate Conservation 

Authority and the City. This report shall describe the storm 

water management techniques which must be implemented to minimize 
the amount of storm water drainage, and proposed methods for 
controlling or minimizing erosion and siltation in the secondary 

plan area, and in downstream areas during and after the 

construction period. 

Sanitary Sewage and Water supply: 

Development within the secondary plan area shall be provided 

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

and sanitary sewers. 
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PART IV - IMPLEMENTATION 

Implementation of the land use, transportation and serv1c1ng 

strategy set out in this report will require the approval of the 
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. 

The secondary plan will also require approval by the Ministry of 

Municipal Affairs. To facilitate this approval, the Minister 
will have to deem that the provisions of the secondary plan 

should conform to the Parkway Belt West Plan. This will also 

entail the repeal of Amendment Number 4 to the Parkway Belt West 
Plan which currently affects the secondary plan area. 

Upon final ministerial approval of the secondary plan, individual 

plans of s~bdivision may then be considered by the City, subject 

to the requirements and restrictions of the the Parkway Belt West 
Plan, the Brarnpton Official Plan and secondary plan. 

JBC/am/icl 
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P~KWAY BELT WEST DEEVELOPMENT STANDARDS 
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Development Alternative I - Industry/Warehousing 

The Parkway Belt Plan now sets specific standards for ~he prestige 

type of industry permitted in The Special Complementary Use Area 

between Torbram Road and the Clairville Conservation Area: 

i) 25 a~re minimum lot size for new lots; 

11) 25% lot coverage for parcels of 25 acres or more and 20% for 

parcels of less than 25 acres; 

ii1) 400 foot (122 metres) setback from major roads, and 

Iv) no outside storage. 

Large lots, low coverage and no outsi.de storage together with 

extensive landscaping will produce the park-like setting desired 

under th~ pJan and accommodate a s~3)1 number of industries. 

The onC' adj uslment considered valid is a r-eduction of the set back 

requiremc;:t on Steeles Avenue, Airport Road, Gareway Drive and 

Finch Aver.uC' from 400 feet to 150 feet which would still provide 

adequate space for landscaping without creating new siting 

prob] ems ir. cases where there are creeks or woodlots on the si te. 

An additional reduction to appr-oximately 100 feet will be needed 

on the caSlcrn portion of the development site between Cort'wood 

Drive and Gareway Drive on the north side of Steeles Avenue dut' to 

the ~onstrajnls introduced by the Highway 407 right-of-way. 

To summarize, the specific standards applicable to single sites or 

subdi vis! ons designed exclusively for industry, warehousing and 

space extensive commercial uses should include the following: 

1) 25 acres (10 hectan's) mi nfmum ] ot s1 ze for new lots; 

ii) 25% lot coverage for parcels of 25 acres or more and 20% for 

parcels of JesA than 25 acres; 
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111) 150 feet (46 metres) minimum setback from Steeles Avenue, 

Airport Road, Goreway Drive and Finch Avenue; 

iv) no outside storage; 

v) maximum height for 1ndusLry and warehousing of 12 feet (3.6 

metres) and for accessory off1ce buildings of 25 feet (7.6 

met res), and 

vj) standards applicable to all development outlined on page 25. 

Development Al ternative .11 - Commercial and Mixed Commerd a1 /Non 

Industrial 

Policy 6.4.3(t) of the Park",ay Belt Plan presently limits new 

industrial lots to a minimum of 25 acres but there is no 

restriction on new lot sizes for Mother uses" under policy 5.5.1. 

It is quite concejvable that a 25 acre site which would 

accommodate one industrial plant could be developed for 4 of ) 

offic-e buildings, thus appreciably dlminish1ng the overall 

impression of openness. Therefore, it is recommended that a new 

m.lnimum lot size be introduced for all non-industrial uses (except 

space extensive uses) in the range of 12 to 13 acres. Thjs would 

ensure adequate space for siting, preservation of natura] 

features, adequate setbacks, generous landscaping, and would offer 

the additional advantage of marketing flexibility in that 2 office 

sites could be amalgamated for an industrial user. 

A setback of 150 feet (46 metres) similar LO industry and 

warehousing is recommended to permit a uniform streetscapc 

throughout the Amendment Area. 

A flexible lot coverage ratio based on size of lot is also 

recommended: 20% for lots of 12.5 acres (5 hectares) or 1 ess and 

25% for lots in eKcess of 12.5 acres. 
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A maximum floor space index of 0.5 coupled with a maximum building 

height of 45 feet (13.7 metres) would permit variety in design and 

massing ,"0 accommodate differences expected between 

institutional, recre~tional and other clients in this 

development. 

of fice, 

lype of 

To summarize, the specific standards applicable to commercial 

sites (exel uding space extensive commercial) and mixed commercj aJ 

and non-industrial sUbdivisions should include the following: 

i) 12.5 acres (5 hectares) minimum lot size for new 10lS; 

11) 20% lot coverage for lots uf 12.5 acres or less and 25% 

coverage -for lots in excess of 12.5 acresj 

111) a minimum 150 feet (46 metres) setbacK from Steeles Avenue, 

Ai rporL Road, -Goreway Drive and Finch Avenue eltcept on lhe 

~ast~Tn portion of the site between Gareway Drive and 

Gorewood Drive on the north side of Steeles Avenuc where lhe 

setbaCK could be reduced to approximately 100 feel (30.5 

mctr£'s); 

iv) maximum floor space index of 0.5; 

v) maximum building hcight of 45 feet (13.7 metres), and 

vi) standards applicable to all development outlined on page 25. 

Development Alternative III - Mixed CommerCial/Industrial 

On large sites which can ~ comprehensively designed a~d developed 

as a mixed commercial/industrial campus, the standards recomme=ded 

should include the following: 

. " 
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an ave rage lot size of 25 acres (10 hect ares) and a mi n1 mum 

lot size of 12.5 acres (5 hectares); 

a maximum lot coverage of 25% on the whole lot and a maximum 

of 50% on the buildable area; 

111) maximum floor space index of 0.5; 

iv) maximum building height of 45 feet, and 

v) minimum setback of 150 feet (46 metres) from Steeles Avenue, 

Ai rport Road, Goreway Drive and Finch Avenue. An exception 

is made on the north side of Steeles Avenue between Goreway 

Dri vc and Gorewood Drive where the setback would be further 

reduced to approximately 100 feet approaching Gorewood 

Drive. and 

vi) standards applicable to all development outlined below. 

Additional Standards Appl1cable to All Development 

The Mgh aesthetic standards desired to achieve the goals of the 

Parkway Bel t and to assure an impressive entrance to Brampton 

cannot be secured without several additional standards which would 

apply to all development. 

j) Advertising 

The dc-sign and location of advertising would come wldc-r 

sped al scrutiny. No free-standing or roof bill bOclrds. 

fJags, balloons, truck signs and banners, etc. (either on 

the site 0" on leased land elsewhere 1n the st udy art's) 

should be entertained. A single, lighted board or column 

with tenant and produc-t range which is generally used in 

plazas and industrial park.s meets both the controlled 

en vi ronment demands of the Parkway Belt and advert1 si ng 

needs of the property own~rs. 



I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 
I 

11) 

- 26 -

().Jtside Storage 

To ensure a high quality, uncluttered development, no 

outsjde storage would be perm:ltted. This includes those 

highway commercial uses which are primarily display and 

sales operations (e.g. car, truck, boat dealers) and are 

considered entirely inappropriate 1n terms of the Parkway 

Belt goals. 

:lli) Road Access 

Development within the Parkway Belt, although of a lower 

density than urban development, will have an impact on all 

the major roads. In order to protect the arterial function 

of these roads, it is crucial that the numbe r of aC'cesses 

and location be controlled. A preliminary road plan js 

therefore included in thh Appendix as a guideline for 

subdjvjsion approval. 

jv) Water and Sewers 

All sites will require piped water and sanitary sewers. The 

prel i mi nary servicing plan is, also incorporated in the 

Appendix as a guideline. 

v) Small Holdings 

Most of the existing small hol dings are residenti al. 1 oLs. 

Some of these on Gorewood Ori ve and Stceles Avenue have 

already been affected by public acquisition of IUghway No. 

407 and IDJre wUl be affected with the implementation of a 

grade separation of the Eighth Line at Highway No. 407. 

Development of this whole area will gradually decrease the 

suitability of these lolS f~r continued residential use. 
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Therefore, it is recommended that the remaining residential 

properties on Steeles Avenue and Gorewood Drjve, the 2 acre 

site on the west side of Airport Road, 2 properties on the 

east side of Airport Road and one on the east side of 

Goreway Dr! ve, south of Steeles Avenue, be included in the 

abutting development sites whenever possible. 

If owners of these small holdings wish to pursue an 

j ndependent project. consideration of such development 

proposals would requ1re assembly of all parcels boundE'd by 

roads, transportation and utility corridors and the large 

holding as well as limited access as shown on the 

prelim1 nary road plan. 

Site Sr~rlfic Locations 

The location of specific commercial/uses would have to 

conform with policies in the BTampton Official Plan where 

such exist (e.g. service stations). 

vii) Envtronmental Protection 

PoH ci cs in the Srampton Official Plan regarding protecti on 

of woodlots and Hazard lands should be -adhered to. 

vjii) Storm Water Management 

Developm('nt shall be conditional upon agreements that l he 

blue-green storage facility and dry pond shown schemaliC'al] y 

on Map A shall be constructed and all necessary storm water 

management measures required by the Ci ty, Region and 

Metropolitan Toronto· and Region Conservation Authorily shall 

be unde rl aken. 
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APPENDIX TWO 

NOISE CRITERIA 
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LAND USE COMPATIBILITY IN AREAS 

AFFECTED BY AIRCRAFT NOISE 

The fol1o"'in~ table is adapted froe "Land Use Pol.f.cy Near Airports", t-finistry 

of Housing Publication 2M/3-78/PW-43. 

Tllis policy is based on the N.E-F. (Noise Exposure Forecast) and N.E.P. (Noise 

I:.>:l'osur", Projection) systens which reflect the noise produced by all types of 

aircraft at dn ai.rport, taking into consideration the number of flights, thE" 

dura don of the noise, the time of day and the frequency components of the> 

S0un~ (p~re tones). 

All land use propos:,ls near airports Illllst no,"' adhere to the N.E.F. and t\.~.? 

L::t r .-.: Us.! Conpntibility Table (below). The applicable N.E.F. or N.E-P. va)IJ£,," 

rllO ... l~ be d..:t.::rti :Hd from contour maps prepared by Central Nortgagl.: an.] 

liousin£; Corpora tion or the ~1inistry of Housing, based on contours supplied by 

Transport Canada or by the Department of National Defence. 

The general principle underlying the restrictions is that the outdoor noise 

level should govern permissible uses of a property. However, some indoor uses 

which make almost no use of the outdoors may be permitted to almost any noise 

level provided they meet CMHC standards for acoustic: insulation and ventila­

tion. The latter requirement is necessary to ensure tha~ the acoustic 

insulation v~lue is not lost through the opening of windows. 
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N.r .• F. "NO ::.'-.• 1'. IX~') I'SI~ r,m'T''''''TRTI,TTY Tt\nT.F. 

------------or----------------------- --- ----- --------- -------------
". I:. r.". ,\'JI' rJ.r.:. P. QANf,ES 

LAND USI::S (1) ~------.---.----------- - - - -- --- -----------..----------.---- ----
o to 28 2R to 10 3~ to Ml 40 an" ovrr 

-------------1-------.---11--------------1---. 
GROUP 1: residential, 
passive use park, 
school, library, 
church, theatre, 
auditorium., hospital, 
nursing home, camping 
or picnic area. 

GROUP 11: hotel, motel, 
retail or service 
commercial, office, 
athletic field, play­
ground, stadium, out­
door swimming pool. 

In this range, 
noise is not 
usually a 
problem. 

All hut lrfil1p,c; must 
conf orm tn "c:nm; t le 
Des ign Ct'iterl:~ 

(2) (3). 

In these ranges" nol se is not usually 
a problem. 

Sinr:e :mnoY.<lnce wiI' occur in these ranges (4), no nl'w 
Grollp 1: lI~es m-'lY \lP. estahllsed, except for tho!';e for 
"lhir:h the outdoor environment is irrelevant Slnd which Jl!E'rt 
the Aconc;tic Design Criteria '(3). 

In thes~ ranges the characteristics 
of e.<lch proposed use IllUst he studied. 
and Appropriate noise insulation 
must he incorporated into buildin" 
deRl~n (3). 

Group 11 lIses May 
not he est;thHshed 
unless they Rre 
adequately insulated 
indoor uses (3). 

In these ranges, noise is not u~ually SI serious problem. GROUP Ill: industrial, 
warehousing, arena, 

_
g_e_n_e_r_a_l __ a_g_r_i_C_U_l_t_u_r_e_, __ ~_~ ______ ~~ ________ . _____ J animal breeding (4). 

In these ranges, mos't Group 111 IIses 
are permissible t provided and IlA ry 
uses are a~equately inRulAted. 

NOTES: 5ee f 0 tl ow i nr, p.1,!~(' for not "S (1) to ('l). 
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NOTES TO PRECEDING TABLE: 

(1) Uses not specifically mentioned should be compared to the uses listed, 

classified in the ~ost appropriate Group a~d regulated accordingly. 

(2) For residential uses, refer to "New Housing and Airport Noise'" 

f'.H.A. 5185-1-78 and any amendments thereto. Acoustic design must 

include adequa te vent Hation. The developer of a ~esident ial project 

must' unde rtake to inform prospective tenants or purchase rs of tht' 

possibl~ nois~ problem. 

(3) Fvr non-residential uses, refer to the Acoustic Design Criteri~ 

contain~d in "Land Use Policy Near Airports". 

(4) Although the ~in1stry will permit municipalities to approve 

residential development 1n the 30 to 35 N.E.F. and r:.E.p. ranr.e, 

notldthstanding the fact that some annoyance will occur, the City of 

Brampton chooses not to knowingly subject any additional residents to 

this aggravation. 

(5) Research has shown that most animals become conditioned to high noise 

levels. However, fur farms, and any use lik.ely to create a bird 

hazard, such as a feed lot or stock. yard, should not be located closer 

to an airport than as recommended by Transport Canada in "Land Use in 

the Vicinity of Airports", document 5-77-4. 

. ", 
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INTER-OFFICE MEMORANDUM 

Office of the Commissioner of Planning & Development 

April 13, 1989 

TO: THE CHAIRMAN AND MEMBERS OF PLANNING COMMITTEE 

FROM: PLANNING AND DEVELOPMENT DEPARTMENT 

RE: SOMKARY REPORT 
DRAFT SECONDARY PLAN 
PARKWAY BELT WEST INDUSTlUAL AREA 
WARD NmmERS 9 AND 10 
OUR FILE: SP-35 

A draft secondary plan and background report has been prepared . 
for the area known as the Parkway Belt Industrial Area. This 
area is located in south-east Brampton between Torbram Road and 

the Clairville Conservation Area, as shown on Map 1. 

This report provides a summary of the background report to the 

draft Parkway Belt West Industrial Secondary Plan which 

accompanies the Planning Committee agenda of April 17, 1989. 

BACKGROUND 

The subj ect lands are no\¥, under the purvievl of the Parkway Belt 

west Plan, as specifically amended by Amendment Number 4. This 

plan permits, within the Special Complementary Use Area 

designation, industrial and commercial development at very low 

density and lot coverage standards. 

c3 



...... - --------------

City of Bramptol 

:~~i.:\:4:m LANDS SUBJECT TO THE DRAFT 
SECONDARY PLAN MAP 1: PARKWAY BELl' 

AREA 



I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 
I 

E3-3 

There are significant development pressures within the study area 
which cannot be accommodated by the current Parkway Belt West 

planning standards. It is also recognized that the original 
planning objectives for the study area in the Parkway Belt West 
Plan have largely been accomplished. For example, the primary 

goal for the Parkway Belt West Plan in this locality-to secure 

and acquire lands for transportation and utility corridors-has 

now been achieved. The outstanding goals of the plan, related to 

the provision of an urban separator and recreational/open space 

amenities can be effectively secured through the approval of a 
local level secondary plan, in conformity with the Parkway Belt 

West plan. 

Accordingly, a planning approach has been adopted for the study 

area which entails the preparation of a detailed secondary plan 

which: 

• sets out the general road patterns, land uses, and 

appro~~iatc development policies; and, 

• reflects ~hc spirit and intent of the Parkway Belt 

West Pla:-:. 

It is intended that the secondary plan would replace the detailed 

standards contained in the Parkway Plan Amendment Number 4. 

Assuming that the technical standards of the secondary plan are 

acceptable, the Minister of Municipal Affairs could deem that the 

secondary plan conforms to the Parkway Belt Plan. 

DEVELOPMENT OPPORTUNITIES 

The study area is situated in a portion of south-east Brampton 

which is highly suited to industrial and commercial development. 

This is attributed to such land use factors as: 
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• geographic location; 

• surrounding land use and development patterns; 

• accessibility; 

• physical setting; and, 

• market potential. 

Specifically, the study area is strategically situated to 

maximize the development and employment opportunities associated 

with having direct exposure to the planned Highway Number 407. 
This includes an opportunity to: 

• foster' a strong manufacturing/industrial base; 

• capture a share of the burgeoning office sector 
growth in the Metropolitan Toronto market; and, 

• accoli~odate specialized forms of mixed industrial/ 
commercial development strongly demanded, but not 

abundantly provided for elsewhere in Brampton. 

DEVELOPMENT CCNSTRiUNTS 

The draft secondary plan recognizes constraints and limitations 

to development imposed by natural and m~n made features. 

Specific constraints addressed in the formulation of the draft 

secondary plan include: 
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• major environmental features (including woodlots and 

valleyla.nds) ; 

• airport noise; 

• airport height limitations; 

• servicing; 

• ~he transportation system; and, 

• existing development. 

LAND USE, TRANSPORTATION AND SERVICING STRATEGY 

E3-5 

The draft se.condary plan is comprised of three principal planning 

elements; namely: 

• a land use concept; 

o a transpo~tation strategy; and, 

• a servicing strategy. 

LAND USE CONCEPT: 

The land use concept prescribed by the draft secondary plan is 

intended to: 

• maintain a strong industrial base; 

. ", 
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• foster major concentrations of office development at 
highly visible and accessible location~ in proximity 

to inter-regional transportation facilities; 

• provide essential business service uses to support 
industrial and office employment; and, 

• allow specialized forms of retailing that combine 
industrial and commercial operations. 

The land use mix which has been devised to meet these objectives 

consists of the following categories: 

• prestige industrial; 

• business service uses; 

o mixed industrial/commercial; 

• office centres; 

o highway co~mercial; and, 

• open space and hazard lands. 

The distribution of proposed land uses prescribed by the 
secondary plan is shown on the accompanying map, and is 

summarized in the table below: 
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Parkway Belt Industrial Area 
Land Use concept 

LAND USE CATEGORY LAND AREA PERCENT OF TOTAL 

Prestige Industrial 

Mixed Industrial/ 

Commercial 

Business 

Highway Commercial 

Open Space/Hazard 

. 
Highway #407 

Hydro Corridor 

TOTAL 

Prestige Industrial: 

905.8 50.5 

101.5 5.8 

70.0 3.9 

2.61 0.1 

166.5 9.3 

268.7 15.0 

276.7 15.4 

1791. 8 100.0 

The lands proposed to be designated "prestige Industrial" are 

intended to be used for the following purposes: 

• manufacturing, processing, assembling, packaging, 

repairing, fabricating,'warehousing, and storage 

within wholly enclosed buildings; 

• public utility uses or structures; 
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• research and development facilities; 

• intermediate office uses; 

o recreation facilities or structures; 

• accessory retail uses; and, 

• day nurseries. 

The permitted uses within the prestige Industrial designation are 

to be established on landscaped lots in a park-like setting. A 
high standard of building design is to be required, and 
undeveloped portions of lots shall be landscaped to achieve the 
intended prestige image. In this regard, no outside storage is 
to be permitted. 

. 
Business: 

The draft secondary plan establishes a "Business" designation 

which provides fer a wide range of service and retail commercial 

uses to provide support to the surrounding industrial community. 
The uses included in this designation are: 

• intermediate office uses; 

• bank, trust companies and financial institutions; 

• retail establishments; 

• personal service shops; 

• dry cleaning and laundry establishments; 
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• dining room, standard and take-out ~estaurants; 

• convenience stores; 

• community clubs: 

• recreation facilities or structures; 

• hotels or motels; and, 

• banquet halls. 

Mixed Industrial/Commercial: 

There is significant pressure within the study area, as well as 

other districts within the city, for a form of industrial/ 

commercial development not already accommodated in Brampton, but . 
strongly demanded in the Metropolitan Toronto market. This 

relates to mixed industrial/commercial uses that combine 

industrial and co~~ercial purposes, or specialized space 

extensive co~wcrc~&l activities. The uses permitted by the draft 

secondary plan un~cr this category include: 

o tradition~l light/prestige industrial processes: 

• retail warehousing, discount merchandising and other 

retail outlets that are space extensive, and require 

exposure to major transportation facilities: 

• home furnishings and home improvement retail 
warehouses; 

• recreation facilities or structures; 



I £"8-10 

I 

- 9 -

I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 
I 

• community clubs; 

• garden sales establishments; 

• public or utility uses; 

• service shops; and, 

• banquet halls. 

Highway Commercial: 

The "Highway Commercial" designation in the draft secondary plan 

has been established to recognize existing automobile service 

stations located at the north and south-east corners of Steeles 
Avenue and Airport Road. Proposals for automobile service 
stations beyond these locations are to be evaluated on a si~e . 
specific basis in accordance with the criteria set out in the 
Brampton Official Plan. 

Office Centres: 

The draft seconda~y plan recognizes two levels of office 
development; namely: 

• intermediate office uses; and, 

• office centres. 

As noted previously, intermediate office uses are permitted 

within the Prestige Industrial and Business designations. These 

are intended to be relatively small concentrations of office 

development, and are not to become a predominant land use. As 
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such, the level of permissable floor space for intermediate 
office uses is limited to a floor space index of approximately 

0.5. 

The draft secondary plan also identifies concentrations of office 
centres which are encouraged, with greater vertical definition, 

in highly visible and accessible locations in proximity to major 
transportation facilities. As a general guideline, office 
development may occur at a floor space index of 1.0. However, 

the total amount of office space permitted in the office centre 

designation shall be determined by comprehensive traffic studies. 

open Space/Hazard Lands: 

The secondary plan designates lands as "Open Space/Hazard" which 
have inherent environmental hazards or are required for 
recreation purposes. The permitted uses are: 

• conservation purposes; 

• flood control and storm water management; 

• outdoor recreation facilities; and, 

• linear open space systems. 

Utilities: 

The secondary plan establishes a "utilities" designation· to 

accommodate the existing 500KV hydro transmission cor~idor which 

traverses the subject lands. In addition, thi~ designation 
provides for a utility corridor under the ownership of the 

Ministry of Government Services, which is situated abutting the 

Canadian National Railway between Torbram Road and Finch Avenue. 
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Special Policy Areas: 

In certain site specific instances, special policies are required 
in the secondary plan to manage unique development constraints 
and opportunities. In particular: 

• Special Policy Area Number 1 relates to a 17.7 hectare 

(43.7 acre) parcel of land located at the south-west 

corner of Kenview Boulevard and Finch Avenue. These 

lands are designated for Prestige Industrial and BUsiness 
purposes in the draft secondary plan. Existing zoning of 

this property permits industrial and limited commercial 
development at a gross floor index of approximately 0.85. 
Accordingly, the draft secondary plan permits development 
at this density, notwithstanding the building limitations 

set out for the Prestige Industrial and Business 

designations. 

• Special Policy Area Number 2 relates to the development 

of an automobile service station together with service 

commercial uses at the south-east corner of Steeles 

Avenue and Castleview Drive. 

G Special Policy Area Number 3 relates to acc~ss 
restrictions for Mixed Industrial/Commercial 

gevelopment along the north side of Steeles 

Avenue between Goreway and Gorewood Drive. 

other Special Policies: 

other special policies are required to provide more detailed 

guidance beyond the principal land use provisions set out in the 
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secondary plan. These other special policies relate to: 

• the amalgamation of small land holdings to provide 
for 90~prehensive development; 

o parking requirements for business and mixed industrial/ 

commercial uses; 

• general development standards and guidelines; 

• environmentally sensitive areas; 

• aircraft noise; and, 

• airport height" limitations. 

TRANSPORTATION STRATEGY 

The draft secondary plan prescribes a transportation strategy 
with respect to: 

• the road networK; and, 

• rail services. 

with respect to the road network, the draft secondary plan is 

formulated on the basis of: 

• the development of Highway Number 407 as a controlled 
access prov~ncial freeway; 

• the up-grading of Goreway Drive to a 6 lane major 
arterial; 



I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 
I 

- 13 -

• the improvement of Steeles Avenue to a 6 lane major 

arterial; and, 

~ the easterly extension of Intermodal Drive from 
Goreway Drive to Gorewood Drive as a collector road. 

with respect to rail services the draft secondary plan recognizes 

the alignment of the Canadian National Railway. Planning 

requirements include fencing and setbacks which will be required 

as a condition of development approval for abutting lands. 

SERVICING STRATEGY: 

The draft secondary plan provides for the efficient deployment of 

engineering services to facilitate growth. These engineering 

services are comprised of: 

• storm\'iater management facilities; and, 

• sanitary sewage and water supply. 

CONCLUSIONS AND RECOMMENDATIONS 

Implementation ef the land use concept, and the transportation 

and servicing strategy summarized in this report will require the 

approval of the draft secondary plan, as an amendment to the 

city's Official Plan. Accordingly, a public meeting will be 

required. 

Thus, it is recommended that: 

1. A public meeting be convened in accordance with City 

Council's procedures; and, 
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2. Subsequent to the results of the public meeting, staff 

be directed to submit the draft secondary plan to City 

council for adoption. 

Respectfully submitted, 

£:3-/5 

Jo B. Corbett, M.C.l.P. 
Policy Planner 

F( • Dalz~ll, COIll1Qiss~oner, 
Planning and Dev7~op~ent 

,/ 
JBC/ic"l 

of Policy 
Research 
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RE: DRAFT SECONDARY PLAN 
PARKWAY BELT WEST INDUSTRIAL AREA 
WARD NUMBERS 9 AND 10 
OUR FILE: SP-35 

A public meeting was held on Wednesday May 3, 1989 with respect 
to the draft secondary plan for the area known as the Parkway 
Belt West Industrial Area. This area is located in south-east 
Brampton between Torbram Road and the Claireville Conservation 
Area, as shown on Map 1. A complete copy of the draft secondary 
plan accompanies the Planning Committee agenda of May 23, 1989. 

The notes of the public meeting are attached as information for 
Planning Committee. One representation in support of the draft 
secondary plan was made at the public meeting, on behalf of 
Kenfask Developments. 

since the public meeting, three submissions have been made as 
follows: 

• Inducon Development Corporation on behalf of Claireville 
Holdings; 

• John Montague and Associates on beh~lf of Lexlaw 
Investments; and, 

• 646177 Ontario Limited. 

In addition staff have met with officials from the Ministry of 
Municipal Affairs to ensure_compliance with provincial 
requirements. As a result of these deliberations, a small number 
of minor technical and editorial modifications have been 
recommended to establish conformity with the Parkway Belt West 
Plan. 

pg 
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AREA 
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"'ll1Ir41l-o ~#$1#'=:\: LANDS SUBJECT TO THE DRAFT 
SECONDARY PlAN 
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CLAlREVILLE HOLDINGS LIMITED 

This submission relates to lands located: 

• north of Steeles Avenue; 

• between Goreway Drive and Gorewood Drive; and, 

• south of the planned Highway Number 407 right-of-way. 

The draft secondary plan originally designated these lands for 
"Mixed Industrial/Commercial" purposes. The use~ permitted under 
this designation include: 

• manufacturing, processing, assembling, packaging, 
repairing, fabricating, warehousing and storage within 
enclosed buildings; 

• retail warehousing, discount merchandising outlets and 
other specialized retail activities that are space 
extensive and are not already accommodated in non­
industrial area$ of the city; 

• home furnishings and home improvement retail warehouses; 

• recreation facilities and structures; 
. 

• community clubs; 

• garden centre sales establishments; 

• public or utility uses; 

e service shops; and, 

• banquet halls. 

There are also specific access restrictions which affect this 
site, in particular: 

• the Regional Municipality of Peel has imposed access 
prohibitions for individual development parcels along 
Steeles Avenue; and, 
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• the Ministry of Transportation has advised that access is 
restricted on Goreway and Gorewood Drive due to the land 
requirements of planned intersections and grade 
separations with Highway Number 407. 

Accordingly, to provide access to these lands, the draft 
secondary plan requires the development of either a frontage 
service road parallel to Steeles Avenue, or an internal 
industrial road in an alignment satisfactory to the City and the 
Region of Peel. 

Claireville Holdings has requested (see Attachment One) that in 
addition to the "Mixed Industrial/Commercial" designation, that 
an "Office Centre" designation also be applied at the north-east 
corner of Steeles Avenue and Goreway Drive. 

It should be noted that the draft secondary plan provides for 
Office Centre development, with some vertical definition, in 
highly visible and accessible locations in proximity to major 
transportation facilities. As a general guideline, Office Centre 
development may occur at a floor space index of 1.0. However, it 
is recognized that traffic impact on the road network, may reduce 
the actual floor space capacity of specific sites designated for 
office purposes. Accordingly, the total amount of office space 
permitted in the Office Centre designation shall be determined by 
comprehensive traffic impact studies. No development shall be 
permitted until such studies have been carried out to the 
satisfaction of the City, or other road authorities having 
jurisdiction. 

The Claircville Holdings site does possess certain locational 
attributes for Office Centre development including: 

• accessibility from the abutting arterial road 
network; 

• visibility and exposure to the planned Highway 
Number 407 ; and, 

• competitive positioning relative to other Office 
Centre designations within the secondary plan area. 

However, an Office Centre designation was not originally 
contemplated for the Claireville Holdings site due to the 
previously described traffic access restrictions. However, 
negotiations with the developer and their traffic consultants has 
revealed that the traffic restrictions may be alleviated through: 
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• reducing the land area designated for "Mixed Industrial/ 
Commercial" purposes in favour of the additional office 
space; 

• reducing the floor space index for the office component 
on the Claireville lands below the maximum prescribed in 
the secondary plan to reflect the traffic limitations of 
the site; and, 

• co-ordinating traffic management strategies along steeles 
Avenue to maximize development potential (e.g. left turn 
restrictions, signalization etc.). 

Accordingly, to provide for this development potential, staff are 
prepared to recommend the addition of the "Office Centre" 
designation on the Claireville'site provided that the following 
special policies are incorporated in the secondary plan to ensure 
development occurs within the traffic limitations of the site: 

"Special Policy Area Number 3 applies to lands 
situated north of Steeles Avenue between Goreway 
Drive and Gorewood Drive, and south of the Highway 
Number 407 right-of-way. These lands ar~ designated 
for a blend of Mixed Industrial/Commercial, prestige 
Industrial, and Office purposes. Due to the potential 
.traffic impact arising from the development of this 
site on the surrounding road network, the actual 
Doundaries, and amount of permissible floor space 
allocated to these land uses shall be "determined by 
comprehensive traffic impact studies. 

In this regard, the designations shown (in the secondary 
plan) are i~~ended to be interpreted flexibly, and may be 
modified without amendment to this plan, in accordance with 
the findings of the comprehensive traffic studies, as 
approved by the road authorities having jurisdiction. 

In addition to the site design policies set out in 
(the secondary plan) for Mixed Industrial/Commercial uses 
developments within Special Policy Area Number 3 shall not 
have separate access from Steeles Avenue. A condition 
of planning approval fo~ this area shall be the development 
of a frontage service road parallel to Steeles Avenue, 
or an internal industrial road, in an alignment 
satisfactory to the City and the Regional Municipality of 
Peel. 

. ", 
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To provide for comprehensive development, the alignment 
of the frontage service road, or internal industrial road 
shall be designed to ensure access to the smaller land 
holdings situated at the most easterly section of the 
Special Policy Area. In this regard, the amalgamation 
of these properties shall be encouraged with the larger 
land holdings within the special policy Area. 

Development approval shall be conditional on the submission 
of a tertiary plan to the satisfaction of the City, 
demonstrating how the development of all lands within 
Special Policy Area Number 3 can be achieved in accordance 
with this chapter." 

It is believed that these Special Policy Area provisions will: 

• maximize the development potential on the subject lands; 
and, 

• protect the City's interests with respect to obviating 
the potential traffic impact and ensuring the formulation 
of a satisfactory site development plan. 

LEXLAW INVESTMENTS 

This submission pertains to lands located on the east side of 
Airport Road, south of the ontario Hydro Corridor. The draft 
second~ry plan originally designated these lands for "Prestige 
Industrial" and "Business" purposes. The uses permitted under the 
"Presti~e Indt.;,st~::al" designation include: 

• manufactu~in~, processing, assembling, packaging, 
repairins. fabricating, warehousing, and storage 
within c~closed buildings; 

• inter~eciiQtc office uses (i.e. relatively small 
conccntra~ions of office development at a maximum 
floor space index of 0.5): 

• public Qnd utility uses or structures: 

• research and development facilities; 

• recreation facilities or structures; 

• accessory retail uses: and, 

• day nurseries. 
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The land use activities permitted under the "Business ll 

designation include: 

• intermediate office uses; 

• banks, trust companies or financial institutions; 

• retail establishments; 

• personal service shops; 

• dry cleaning and laundry establishments; 

• dining room, standard and take-out restaurants; 

• convenience stores; 

• community clubs; 

• recreation facilities or structures; 

• hotels and motels; and, 

• banquet halls. 

In ad~ition to these land use designations, Lexlaw Investments 
propos~s the addition of: 

• an "Office Centre ll designation; and, 

.'a small Mixed lfidustrial/Commercial designation. 

As justification for the Office Centre designation the applicant 
submits that (see Attachment Two): 

• office development will be compatible with the proposed 
land use mix in the secondary plan area; • 

• the Lexlaw lands are highly visible due to the 
surrounding low intensity utility uses, and is very 
visible from the south when descending the Airport 
Road, Canadian National Railway grade separation; 
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• the subject lands are well positioned with respect 
to developing office nodes in the north western 
Metropolitan Toronto Market, and could capitalize 
on the locality's proximity on Airport Road to the Lester 
B. Pears on International Airport; and, 

• the Lexla\..r site is afforded a high degree of 
accessibility to the planned Highway Number 407 
since a full interchange is proposed at Airport 
Road. 

It is emphasized that the introduction of an additional "Office 
Centre" designation on the subject land will only strengthen the 
employment and market potential within the secondary planning 
area. To obviate potential traffic impacts, the establishment of 
office uses on this site will be subject to the requirement of an 
impact study as previously described. In this regard, the 
applicant has retained a traffic consultant and is working with 
staff to meet this requirement. 

Lexlaw Investments is also proposing a minor re-
configuration of the "Business" designation on the site, and the 
introduction of a small area of "Mixed Industrial/ 
Commercial development (approximately 5.0 acres). The "Busines's" 
designation will have frontage along Airport Road, thereby 
providing the necessary accessibility to the employment 
populations of the surrounding industrial community. The 
introduction of the "Mixed Industrial/Commercial" designation on 
the Lexlaw lands will: 

.'allowa flexible mix of compatible land uses; and, 

c pro~ote the marketability of the subject lands as a 
major industrial/office/business employment node. 

It should be noted that the secondary plan contemplates a similar 
arrangement of land uses at the north-east corner of Airport Road 
and Steeles Avenue. 

On the basis of the foregoing justification, staff are in a 
position to support the proposal of Lexlaw Investments to 
introduce an additional "Office Centre" and "Mixed Industrial/ 
Commercial" designation on the subject lands. 
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646177 ONTARIO LIMITED 

This submission (see Attachment Three) applies to lands situated 
at the south-west corner of Steeles Avenue and Finch Avenue. 
This 30 acre site is designated for "Prestige Industrial" and 
"Office centre" purposes in the draft secondary plan. The 
applicants are proposing to supplement these designations with 
the uses permitted in the "Business" category. It is proposed 
that these uses would be limited to a specific percentage of the 
total site area (suggested at 50 percent). 

The major planning implications related to this proposal are as 
follows: 

• it is uncertain whether there is sufficient traffic 
capacity in the surrounding road network to absorb 
the proposed "Business" development in addition to the 
currently designated office uses; and, 

o the applicant has not demonstrated that a satisfactory 
site development plan can be achieved which accommodates 
the proposed mix of office, prestige industrial, and 
business uses. 

since this submission was received during the week of May 15, 
1989, ·there has been insufficient time to explore the merits of 
this proposal with the applicants. Accordingly, it is 
appropriate that staff assess the implications of this proposal, 
and recommend any resulting modifications to the secondary plan, 
prior t? its adoption by City Council. 

OTHER MATTERS 

As· noted previously, meetings have been convened with staff from 
the Ministry of Municipal Affairs. These deliberations resulted 
in a small number of minor wording modifications to establish 
conformity with the Parkway Belt West Plan. The only significant 
modification is the reduction in maximum building height for 
"Office Centre" uses from 12 to 8 storeys. However, the actual 
impact on development potential is minimal due to prevailing 
airport height limitations which would require, in most 
instances, similar reductions at the development approval stage. 
The modifications required by the Ministry are essential to 
expedite the approval of the secondary plan at the provincial 
level. 
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CONCLUSIONS AND RECOMMENDATIONS 

Given Planning Committee's direction with respect to the public 
meeting submissions, staff will be in a position to present a 
finalized. secondary plan for the Parkway Belt West Industrial 
Area to City Council for adoption. Subsequent to Council's 
adoption, the Minister of Municipal Affairs will be requested to 
approve the plan, and "deem" that it conforms to the Parkway Belt 
West Plan. 

Accordingly, it is recommended that: 

1. The notes of the public meeting be received; 

2. The draft secondary plan be modified by: 

(i) Establishing an "Office Centre" designation at 
the north-east corner of Goreway Drive and Steeles 
Avenue (Claireville Holdings) subject to the Special 
Policy Area provisions recommended in this report; 

(ii) Establishing an "Office Centre" designation and 
additional "Mixed Industrial/Commercial ll uses on 
the west side of Airport Road, south of the ontario 
Hydro Corridor (Lexlaw Investments); and, 

{iii) Reducing the maximum building height for 1I0ffice 
Centre ll uses from 12 to 8 storeys to conform to 
provincial requirements with respect to the Parkway 
Belt West Plan. 

3. Staff be directed to assess the merits of establishing 
additional IIBusiness" uses at the south-west corner of Steel cs 
and Finch Avenue (646177 Ontario Limited), and recommend 
appropriate modifications to the secondary plan prior to its 
submission to City council for adoption. 

4 Staff be directed to submit the finalized secondary plan to 
City council for adoption. 
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Respectfully submitted, 

t I I ~' (;;" ~! 
(.I' - ~ ::i-;?'.,' / 

HN CORBETT, M.C.I.P. 
LICY PLANNER 
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FAX: (416) 494-0713 
TELEX: 06-986733 EOR-30o-TOR 
CABL.E ADDRESS. "INDUCON°O 

DEVELOPMENT CORPORATION 

235 YORK LAND BI..VD. 
NORTH YORK (TORONTO) ONTARIO 

CANADA 
M2J 4Y8 

TELEPHONE (416) 494-3500 

Apri 1 14, 1989 

City of Brampton 
Planning Department 
150 Central Park Drive 
3rd Floor 
Brampton, Ontario 
L6T 2T9 

Attention: Mr. J. B. Corbett, M.C.I.P. 
Policy Planner 

Dear Sir: 

RE: INDUCON DEVELOPMENT CORPORATION AND 
CLAIREVILLE HOLDINGS LIMITED 
DRAFT PARKWAY BELT WEST 
WEST INDUSTRIAL SECONDARY PLAN 
GORE WAY DRIVE/STEELES AVENUE 
PART LOT 1, CONCESSION 8, EHS 
BRAMPTON. ONTARIO 
OUR FILE NO.: 0720/202 
YOUR FILE NO.: SP~5 

1----~C~lty~ol~G~r~~JI=n~rl~o~n--~ 
P:...ANNING D~PT. 

Onto APR 1 B 1~~\ Rcc'u I 
File No • I 
....... :5. P. 35. ... _. . _ 

Inducon Developmc~l Corporation acts as agent on behalf of Claireville Holdings 
Limited and Joscnh Furtak. As discussed with you, our client re4uests that the 

. site, within the Dn,ft ~~est Industrial Secondary Plan, be con'.;idered for an 
"Office Centre" deS19nation. 

In our view, the subject site is well suited for office due to its corner 
location at Stec10s Avenue and Goreway Drive and its proximity to the proposed 
Highway No. 407. In addition to excellent accessibility and visibility, the 
site is one of the largest assemblies of property which will allow for 
comprehensive and uniform development. 

Section 4.0 of the Draft Secondary Plan notes that higher density Office 
Centres are encouraged with vertical definition in highly visible and 
accessible locations in proximity to major transportation fucilities. In 
addition, Section 5.7.2 permits additional Office Centres where it can be 
demonstrated, there is sufficient market opportunity, adequate engineering 
services, sufficient transportation network, ~raffic access, etc. 

Si nce traffi c and engi neeri ng studi es have not been undertaken -for the Draft 
Secondary Plan Area, we feel that it is premature to exclude the subject site 
from an office designation. 

... /2 

~DUCDN 
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Mr. J.B. Corbett, cont'd - 2 - April 14, 1989 

With respect to site access, Section 4.8.3 restricts access via a service road 
parallel to Steeles Avenue along the entire frontage of the site. Wc would 
suggest however that wi th a servi ce road havi ng access to Steel es Avenue an 
"Office Centre" designation could be accomIflodated at the corner of Goreway 
Dri ve and Steel es Avenue. We are also consi deri ng the proposed Mi xed 
Industrial-Commercial designation to determine whether this is the most 
appropriate use for the lands. 

As per your suggestion, a traffic analysis would assist in supporting the 
appropriateness of an office designation for this site. From our preliminary 
review of the Secondary Plan, the subject site would seem to meet all the 
criteria of an "Office Centre" designation with the exception of access which 
can be clarified pending a comprehensive traffic analysis. 

Based on this, we would appreciate the opportunity to work with- you towards 
amending the Secondary Plan to achieve the highest and best use for this site. 
As discussed, we would appreciate if you could arrange for a copy of this 
letter to appear on Monday's Planning Committee Agenda. 

MD/mea 

Yours very truly, 

INDUCON DEVELOPMENT CORPORATION 

I 
/LIJlf1 i:Jcu, IJ 

Meg Davis 
Planner 

cc: Ms. C. Spears, Inducon Development Corporation 
, Mr. G. Danyliw, clo Claireville Holdings Limited 

~DUCDN 
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PLANNING CONSULTANTS 

UNIT Ill>. 1.l00 ALROWOOD DRIV: 
1U[PHONE: 629-3511 MI~51~~UGA. ONTARIO l4W 2<' 

ATTACHMENT TWO 

April 19, 1989 

Mr. J. Corbett M.C.I.P. 
Planning Department 
City of Brampton 
150 Central Park Drive 
Brampton, Ontario 
16T 2T9 

RE: Lexlaw Investments Ltd. 

Dear Mr. Corbett; 

Airport Road / Steeles Ave. 
City of Brampton 

Further to our discussions regarding the desigr,atlons to be 
placed en the westerly portion of the above noted l~nds, 1 would 
request your consideration of the following: 

The landG bounded by Airport Road, the northerly property 
boundary and the future internal collector Road, to be 
designated part Mixed Industrial/Commercial and part 
Bus i ne ss . Th is wou 1 d entail de 1 et i ng part of the Bus i ness 
des;gnatl0n currently proposed and substituting a Mixed 
Industrial/Commercial designation. The purpose of the dual 
designation would be to permit intermingling of che permltted 
uses on the site, based on an ove ra 11 si te p 1 2:(.. We wou 1 d 
request that the interpretation of such a des~gnation permit 
a flexible mix of uses within the full block described nnd not 
be interpreted to require the' permi-:.:ted uses w;tr~in each 
designation be limited to the boundaries as defined on 
schedule S.P. 32 CA). 
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2) Since Section 4.5.3 of the draft O.P.A. requires the 
preparation of a comprehensive transportation study to 
determi ne the total amount of off; ce space, we \/OU 1 d request 
that a "dot" to indicate an Office Centre symbolic deslgnation 
be placed on the lands south of the Collector Road and east 
of the Mixed Industrial/Commercial designation. OUr proposed 
uses can then be evaluated ; n the context of any 
transportation analysis. We suggest that the overall plannlng 
of the Lexlaw lands indicates that an office concentratl0n 
would be desirable as part of the urban structure of this 
area. Walker. Wr i ght, Young and Assoc., were requested to 
analyze this component of our development and I am enclosing 
a copy of their report and suggestiQns to us, which may be of 
interest to you. 

We would be pleased to provide any further information should 
you so require. 

truly, 

John Montague 

C.C. R.K. Webb Q.C. 
P. Walker M.C.I.P. 

, " 
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646177 Ontario L~ted 
207 Weston Road 
Toronto, Ontario 
M6N 4Z3 
Phone: 762-0507 

May 10, 1989 

The City of Brampton 

ATTACHMENT THREE 

Planning and Developnent Department 
150 Central Park Drive 
Brampton, Ontario 
L6T 2T9 

Attention: Mr. John n. COrbett, M.C.I.P. 
Policy Planner 

Dear Sir 

Dato 

City of l:3rdnlplon 
F'LANNll'JG DEPT, 

Filo No 

.......... 'Y.I.Z ' ... 

ROC'd 

Re: Draft Parkway Belt west Industrial Plan 

The purpose of this letter is to reaffi,nn the conments you rece.i.ved from me 
prior to the commencement of the Public Meeting held on May 3, 1989 into 
this proposed Secondary Plan • . 
As the. owner of a 30 acre block rounded by Steeles Avenue East, Finch Avenue, 
Kenview Boulevard and Mimico Creek, we strongly support ~1e ini~iative of 
the City to propose the Parkway nclt west Industrial Secondary Plan. Wc also 
believe. that the proposed Official Plan Amendment which would Cldopt this 
Secondary Plan is genercJ.lly acceptable. However, certain modif LCcJ.tions of 
a relatively minor nature arc required to allow our company to fulfill it~; 
development objectives for our property. 

The SecondcJ.ry Plun which you presented at the Public Meeting de3igncJ.tes our 
property as Prestige Industrial with an Office Centre dcsignc; ::i')n at the 
north end and an Open SpcJ.ce/Hazard Lands designation along t; l' ~ ·.ooJestern 
roundary. The Plan provides for cormnercial designations cn "t11 surroUo'1Jing 
lands within the proposed planning area. The adjacent properti8s to the 
south and west are designated nusiness. The area to the north, on the 
opposite side of Steeles Avenue, is designcJ.ted Mixed IndustricJ.l/Cornmerci.:1l. 
Further to the north, on the north side of the Highway No. 407 Corridor, 
there is anothor piece of land designated Business fronting onto Gorewooc1 
Drive. 

We believe th~t our site has as much potential for the service :md retilil 
cormnercial uses contemplated in the Business designation as any site 11c:1s in 
the entire secondary planning area due to its geographical position as cJ. 

gateway location to the City. We recognize that our property is an cJ.ppropriatc 
place for the development of business, professional or administrative office 
buildings. We also acknowledge that the predominant land use in the 
secondary planning area is intended to be prestige industrial. 

••• 2 



I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 
I 

r-=-o - " 
-2 .. 

For these reasons, we believe that the proposed Prestige Industrial and 
Office Centre designations for our property should be supplemented by tl1e 
uses penni tted in the BuSiness designation. The introduction of a fourth 
Special POlicy Area into the Plan is one way this might be· accomplished. 
A number 4 would be placed on our block in Schedul~ SP32 (A) and a new policy 
section, numbered Section 4.8.4, would be added to the end of Section 4.8. 
This new section would provide that the uses pennitted in the Business 
designation would be allowed in this new speCial policy area in addition to 
the underlying Prestige Industrial and Office Centre uses already designated. 
These ccmnercial uses would not exceed u. certain percentage of the total 
site - perhaps 50%. In addition, one automobile service st;atiO!1 might be 
penni tted in this new ~pecial policy area. 

We realize that there are likely many ways of m:Xiifying the draft Secondclry 
Plan to permit corrmercial developncnt on our si~. While this suggestion 
for a fourth Special Policy Area represents only one potential .method by 
which we can attain our objective, it remains essential that we are allowed 
to have a oammercial element in our development. 

I look forward to diSCUSSing our request with you at your earli0st convenience. 

Yours truly 

646177 ONTARIO LIMITED 

W.A. Minnes 
Manager, Land Dcvelor.:ment 

WAM/bj 

c.c. Alcx Str~sscr 
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A Special Meeting of Planning Committee was held on Wednesday, 
May 3, 1989, in the Municipal Council Chambers, 3rd Floor, ISO 
Central Park Drive, Brampton, Ontario, commencing at 7:44 p.m. 
with respect to A DRAFT SECONDARY PLAN for the PARKWAY BELT WEST 
INDUSTRIAL AREA (File: SP3S). 

Members Present: Alderman L. Bissell - Chairman 
Councillor F. Russell 

Alderman J. Sprovieri 
A~derman P. Palleschi 
Councillor F. Andrews 
Alderman S. DiMarco 

Staff Present: F. R. Dalzell, Commissioner of Planning 
and Development 

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

J. Corbett, Policy Planner 
K. Ash, Development Planner 

G. Speirs-White Development Planner 

E. Coulson, Secretary 

Approximately 20 in:erested members of the public were present. 

The Chairman in~uired if notices to the property owners within 
120 metres of the subject site were sent and whether notification 
of the public meeting was placed in the local newspapers. 
Mr. Dalzell replied in the affirmative. 

Mr. Corbett outlined the proposed draft secondary plan. After 

the conclusion of the presentation, the Chairman invited questions 
and comments from members of the public. 

Mr. Peter Smith, of John Bousfield Associates, on behalf of his 

client, Kenfask, voiced support for the proposed secondary plan 
and requested that Council be urged to approve the plan as soon 

as possible so that Kenfask's one-year old application can be 
processed. 

- cont'd. -
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There were no further questions or comments and the meeting 

adjourned at 8:00 p.m. 
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:·F The Regional Municipality of Peel 

City of BraIl'pton 
Pl.anr1in3' am Developnent Deparbnent 
150 central Park Drive 
BraIlpton, ontario 
L6T 2'1'9 

Attention: Mr. J. B. COl:bett 
Policy Planner 

Re: Parkway Belt Plan 
Amendment 

January 2, 1989 

IrWstri.al Fast Sec:orx3al:y Plan 
Your File: SP35 
city of Brampton 

Dear sir: 

Planning D~partment 

FUrther to your letter of November 1, 1988 on the above noted 
proposed secondary plan, please be advised that the Regional Transportation 
Policy Division has made the followirg carnroonts: . 

A detailed traffic iInpact study may be required for specific 
developments at the time of submission of plans of subdivision. 

No individual parcel access will be given to Steeles Avenue, 
Goreway Drive, or Airport Road. A local industrial road system 
:must be designed to oxganize a~ to Regional Roads. 

We will provide you with the Regional Public Works Deparbnent 
comments as soon as they are available. 

JL:nb 

I trust that this infonnation is of assistance. 

Yours truly, 

/~ 
D. R. Billett 
Director of 
Developnent Contrc~ 

10 Peel Centre Drive, Brampton, Ontario L6T 4B9 - (416) 791-9400 
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The City of Brampton 
Planning & Development Dept. 
150 Central Park Drive 
Brampton, Ontario 
L6T 2T9 

Attention: Mr. John Corbett, Policy Planner 

Dear Sir 

Operations Services 
Northern Ontario District 
Suite 504 
277 Front Street West 
Toronto, Ontario 
M5V 2X7 

14 March 1989 

Your File: SP35 

Our File: 4500-B-09 (6) 

Dalo 

City of Hm"'pt(\n 
PLANN1WJ DEPT, 

r 
I I. R ~ 0 I,."," riO::'d! 

':fl~i ~ , ............... 

File No, ~~ 

",5~~ 

Re: Request For Comments, Parkway Belt Industrial Secondary Plan 

This refers to your request for comments dated 24 February 1989, we have 
reviewed the application and have no objections in principle provided our 
concerns as follows are addressed: 

1. Any proposed alterations to the eXisting drainage pattern affecting 
Railway property must receive prior concurrence from the Railway and be 
SUbstantiated by a drainage report to the satisfaction of the Railway. 

2. Surface runoff from the site must be constrained to pre-development 
levels. 

3. The Owner shall install and maintain at his own expense, a chain-link 
fence of minimum 1.8 metre (6 feet) height along the mutual property 
line. 

4. Proponents should endeavour to provide a building setback of 30 metres 
from the Railway right-of-way. 
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If you require any clarification, please feel free to contaot the undersigned 
at (416) 860-2926. 

Yours truly 

N. D. Coleman 
For: D. A. Reynolds, P. Eng. 
Teohnioal Support Engineer 

MD/T11072 

• 
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Transport Transports 
Canada Canada 

Airports Authority Group 
Toronto-Lester B. Pearson Int'l Airport 
P.O. Box 6003 
Toronto AMF, Ontario 
L5P lB5 

March 14, 1989 

Mr. John B. Corbett, M.C.I.P. 
The Corporation of the City of Brampton 
Planning & Development Department 
150 Central Park Drive 
Brampton, Ontario 
L6T 2T9 

Dear Mr. Corbett: 

Re: Parkway Belt Industrial 
Secondary Plan 
Our File Number: SP35 

Your file Vo,", rlftI_ 

Our File Not", rlflr&nC8 

5168-8 (IKAA) 

c·~\, oi :~, ;_r1ljJ:on 
PLJ:r-:h::i'!~\ D[;?T. 

I . I :., r. .. I~" I"oJ __ ,J V I. ... ",. ~ 
r,::'" : 

Please be advised we have no comments and/or concerns. 

It would be appreciated if your department would in future, 
forward correspondence pertaining to land use planning issues to 
the attention of the Manager, Airport Planning instead of the 
Manager, Airport Development. 

Sincerely, 

(Jc;?c{ 
C.S. Heed 
Airport General Manager 

Canad~ 
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MEMORANDUM 

D.R. BiIIett, Director 
Development Policy Date 

March 22, 1989 

D.H.C. Thwaites, Director 
Transportation Policy Subject 

Parkway Belt Industrial 
Secon"ary Plan 
City oC Brampton 

We have reviewed the above noted proposed secondary plan document and have the following comments: 

o Section 4.5.3; the 'Floor Space Index (FSI) of annroximately 1.0' should be changed to a Floor Space 
Index of 0.5. A comprehensive transportation study can thereafter be used to determine if the office 
space index of 0.5 can further be increased. A rezoning application will have to be submitted for any 
increase beyond a F.S.I. of 0.5. 

o Section 5.7.1, second paragraph last line; the word 'approximately' is to be deleted. This will provide 
greater control over the development of Cree-standing intermediate offices. 

o 

o 

o 

ML:rv 

The Ministry of Transportation of Ontario is proposing a partial interchange at Goreway and Cuture 
Highway 407 (to and from the east). This should be renected in section 6.15 (ii) and on schedule SP32 
(B). r 

T~e legend on schedule A is incomplete. For example, the office service commercial (see schedule B) 
is not defined. All patterns used on schedule A should be explained in the legend or reference to 
schedule B should be made. However, only some (but not all) of these undefined land uses are defined 
on schedule B. 

Schedule A of this amendment should show the Hwy. 407 right-oC-way and it should also be identified 
in the legend. 

D.H.C. Thwaites, P.Eng. 
Director, Transportation Policy 

C50: PARKBELT.SP 
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® Ministry of 
Government 
Services 

Ontario 

Ministere des 
Services 
gouvernementaux 

March 29, 1989 

Mr. John Corbett 
Policy Planner 

Realty 
Group 

Groupe des 
bIens immoblliers 

City of Brampton Planning Department 
150 Central Park Drive 
Brampton, Ontario 
L6T 2T9 

Dear Mr. Corbett: 

777 Bay Street 
Toronto. Ontario 
M5G 2E5 

777 rue, Bay 
Toronto. Ontario 
M5G 2E5 

Land Development 
Branch 585-6739 

- City of Brampton 
PLANNING DEPT. 

APR - 31999 Rce'd. 

File No. -B1.' ~ ,,' .-. . \ .' 10--........... . , ............ . 

Re: Parkway Belt Industrial Secondary Plan (Torbram, 
Clairville, 407, CNR) Brampton 

As mentioned in my previous correspondence the disposition of 
the Ministry of Government Services lands awaits the outcome 
of the Parkway Belt Review. 

We have no comments on the proposed secondary- plan. 

Yours truly, 

-
John Tamm 
Coordinator 

, 
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® 
Ontano 

Ministry 
of 

lIinistere 
des 

Transportation Transports 
Telepnone: 224-7659 

Mr. John Corbet, M.C.l.P. 
Policy Planner 

Pla ing and Design 
Central Region 
5000 Yonge Street 
Willowdale, Ontario 
M2N 6E9 

March 30, 1989 

The Corporation of the City of Brampton 
P~anning & Development Department 

City of Brampton 
PLANNING DEPT. 

150 Central Park Drive 
BrQffipton, OntQ~io 
L6T 2T9 

Dear Sir: 

Re: Parkway Belt Industrial 
Secondary Plan 
W.P. 88-78-00, Hwy. 407 

Data 

File No. ~p 
'" ............... . 

Please be advised that the Ministryhas no objections 
to the draft secondary plan for the above noted area. 

Please note that the interchange at Goreway Drive is 
a Partial East-Oriented Interchange, not a full inter­
change as may be construed from Schedule 'H'. 

SJ/mw 

Yours truly, 

c;j~ 
Steve Jacobs, P. Eng., 
Project Manager 

Rec'd 
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700 University Avenue, Toronto, Ontano M5G 1X6 

BY COURIER 

Mr. J. Corbett 
Policy Planner 
Planning & Development Department 
City of Brampton 
150 Central Park Drive 
Brampton, Ontario 
L6T 2T9 

Dear Mr. Corbett: 

Subject: Draft Official Plan Amendment 

April 26, 1989 

File: 713.00544.207 T20 

" 
I 

City 01 Brampton 
PLANNING DEPT. 

OalO APR 2 7 1~P,C) Rec'd 

Filehw. _/ -

....... ::!(~ ........... . 

(Parkway Belt Industrial East Secondary Plan) 
City of Brampton 
Your File No. SP35 

Thank you for providing us with an opportunity to be involved in the 
preparation of the subject document. We have now completed our review of 
the draft document and submit the following comments. 

Section 1.0 - PURPOSE states that the lands included in the subject 
Secondary Plan are the same lands as those contained in Parkway Belt West 
Plan Amendment #4. This is not the case for our right-of-way which is not 
included in the aforementioned Amendment. The~efore, the proposed Secondary 
Plan is actually integrating additional lands fram these included in 
Amendment #4. This is not a concern in itself, simply a point of 
clarification. 

We have several concerns with the subject document, each relating to our 
exist-ing corridor proposed to be located within this Secondary Plan. More 
specifically, proposed policy (viii) adding Section 2.9.2 - Parkway Belt 
West Industrial Area - Secondary Plan Area 32 to the Official Plan states 
that the policies of Part IV - Chapter 32 shall prevail over the Parkway 
Belt West Plan. Since coverage for our facilit~es would be significantly 
different in the proposed Secondary Plan from that currently existing in the 
Parkway Belt West Plan, we do not concur with this Plan superseding the 
Parkway Belt West Plan. ~ather, we request the continuance of existing 
Official Plan Policy 2.9.i-iffecting the Secondary Plan area and that the 
last sentence of proposed Policy 2.9.2 be deleted. 
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Proposed "Chapter 32" introduces a new utilities designation as Section 4.7 
which corresponds to our existing corridor as designated on 
Schedule SP32(A). Since proposed policy 4.7.2 provides more restrictive 
coverage for our facilities than currently exists in both policy 5.6.1.6 of 
the Official Plan and in the Parkway Belt West Plan, we request that this 
policy 4.7.2 be deleted from the subject document. 

The addition of a new utilities designation specifically for our corridor is 
confusing when related to both the Parkway Belt West Plan and the Official 
Plan. Currently in the Official Plan, our facilities are designated 
according to abutting uses except within the Parkway Belt West Plan, wherein 
they are designated Parkway Belt West. Therefore, the introduction of a 
specific utilities designation on our corridor lands covered by the Parkway 
Belt West Plan represents an inconsistent and confusing approach in 
attempting to read the Official Plan. Also, the proposed document 
specifically permits "utility uses" and "utility uses and structures" in the 
Mixed Industrial/Commercial and Prestige Industrial designations 
respectively without defining the difference (if any) between these uses and 
those of the Utility designation. At best, confusion exists concerning 
where our facilities are intended to be permitted in this document. 
Therefore, to ensure no confusion is created concerning coverage in the 
Official Plan for our facilities, we request that the Utilities designation 
proposed for our corridor be deleted and replaced with Parkway Belt West 
Plan - Public Use Area Electric Power Facilities on Schedule SP32(A). 
Similarly, we request this same designation for our corridor on Schedule A 
- General Land Use to ensure it is clear that our corridor is within the 
Parkway Belt West Plan. 

Linked to this, the Parkway Belt West Plan includes a designation titled 
. Public Use Area - Utility. The uses permitted in this designation are not 

permitted in the subject document except perhaps in the abovenoted 
designations permitting utilities uses. Since Parkway Belt uses occurring 
in the Public Use Area - Utility designation includes uses which are 
utilities but are not to occur on lands designated for our corridor use, and 
because these uses are not appropriately accounted for in the subject 
document, it is unclear where these other utility uses are to be located. 
We do not wish any confusion to develop concerning which utility uses are 
permitted on lands designated for our corridor use. Therefore, we request 
that uses designated Public Use Area - Utility in the Parkway Belt West Plan 
be appropriately permitted in the subject document. 

The significance of including our corridor as "Ontario Hydro Transmission 
Corridor" on Schedule SP32(B) is unclear. This Schedule appears to be 
intended as a roadway plan. As such, electric power facility inclusion 
appears incongruent, and we request-elther- deletlon-of-our-corridor-or 
replaC-emeYlt-6r£he--letratone shading on- -the--plan w-lth -the -words -"Ontario 
Hydro-Rlght:-of-W~" (simi-lar- to--Brampton--intermodal terminal) in 
conJunction-with inclusion of a title for both this Schedule and 
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Schedule SP32(A). Schedule SP32{B) proposes new collector roads crossing 
our corridor. - Note that approval for these crossings must be obtained 
separately from Ontario Hydro. 

Please forward a copy of the revised draft when available. If you have any 
questions with regard to the above, please contact me at 592-3913. 

E.J. Chandler 
Senior Planner 
Land Use & Environmental Planning Dep~rtment 
Room H8 B13 

cc Mr. J. Thurgood, Ministry of Municipal Affairs 
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® 
Ontario 

Ministry of 
Municipal 
Affairs 

1\ .stere des 
Affaires 
municipales 

April 21, 1989 

777 Bay Street 
Toronto, Ontario 
M5G 2E5 

777, rue Bay 
Toronto (Ontario) 
M5G 2E5 

APR " r 'r'" ROC'd ... , L' 1..1 

Mr. John Corbett 
Policy Planner 
City of Brampton 
150 Central Park Drive 
Brampton, Ontario 
L6T 2T9 

Subject: Draft Secondary Plan 
Parkway Belt Industrial Area 
Your File: SP35 
Ministry File: 21 DP 89001 

Dear Mr. Corbett: 

FIle N:l. 

~ ...... ~sr~$ ____ . 

Ve have now completed our review on the draft 
secondary plan for the Parkway Belt Industrial 
Area. Ve would like to express our apologies for 
our delay in providing you comments on the above­
noted plan. 

I am pleased to advised that after review of this 
document we have found that a majority of the plan 
is in compliance with the intent of Parkway Belt 
Amendment no. 4. However, at this time, we would 
like to mention the major areas that should be 
addressed/modified prior to the adoption of the 
plan and prior to recommending its approval to our 
senior management. 

Parent Plan 

1. Section 3.0, (viii) should state that "the 
Minister of Municipal Affairs has been 
requested to deem ..• ". 

Secondary Plan 

2. Section 1.0, should be revised to make 
reference to Parkway Belt Amendment no. 4 
(ie. "provide more specific policies than 
available under amendment no. 4 of the Parkway 
Belt Vest Plan.") 

2/ 
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3. Section 3.0, last sentence should be revised by 
the deletion of the words "conform to" to be 
replaced with the words "not in conflict with" 
and by the deletion of the last sentence as 
there is no statutory authority to establish 
this provision. 

4. Section 4.6.2, should be modified by addition 
of a general category, "other public uses 
required by the province" in order to 
accommodate the possible development of 
government owned lands which are subject to 
this designation. 

5. Section 4.7 should be revised to be in keeping 
with the provisions of the Parkway Belt Vest 
Plan. As a result, we recommend that section 
4.7.2 be deleted in its entirety and that 
section 4.7.1 be deleted and replaced with the 
following: 

"Lands designated as Hydro Transmission 
Corridor and Utility Corridor on Schedule 
SP32(A) shall be used for rights-of-way 
reserved for transmission lines and related 
facilities and shall be subject to the 
policies of the Parkway Belt Vest Plan, 
1978." 

In addition, we note that schedule SP 32(A) 
does not show the utility corridor located 
along the southern boundary of the secondary 
plan area. This corridor should be indicated 
specifically on schedules SP 32(A) and 
appropriately zoned. Finally, we question the 
usefulness of schedule SP 32(B) as the 
additional information can be incorporated on 
schedule SP 32(A). 

6. Section 5.3, Table 1, is acceptable with the 
exception of the 12 storey height standard as 
provided for under the Office Centre Land Use 
Category. Ve would be prepared to accept a 6 
to 8 storey limit in keeping vith the Parkway 
Belt goals and character of the surrounding 
area which may be more complementary to the 
height limitations associated with Pearson 
International Airport. 

3/ 
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7. Section 5.3.3, should be revised to clearly 
state that the intent of the Parkvay Belt Vest 
Plan and the Brampton Official plan is clearly 
respected. 

8. Section 5.7.2, should be modified to also 
require an amendment to the Parkway Belt Vest 
Plan in addition to the amendment to this Plan 
in order to permit additional buildings, 
otherwise we would recommend that this section 
be deleted. 

9. Section 7.1, should be modified to reflect the 
provision for approval of detailed engineering 
and drainage reports from the Ministry of 
Government Services in conjunction with the 
City of Brampton and the Conservation 
Authority. 

10. Schedule 32 SP(A) should be revised by the 
removal of the lands located in Lots 14, and 
15, Concession 6, E.B.S., from the Secondar~ 
Plan. Ve note that these lands are designated 
as "General Complementary Use Area". The­
Secondary Plan purposes to permit industrial 
uses which would be in contravention of section 
5.5.1 of the Parkway Belt Vest Plan which does 
not permit industrial development within this 
designation. 

Once you have had an opportunity to review our 
comments we would suggest that you contact this 
office in o~der that we can arrange a meeting to 
discuss any questions you may have prior to your 
submitting the plan for Councils adoption. 

Should you have any questions please call at 416-
585-0657. 

Yours truly, 

}a·vW!3~g 
Senior Plan er 
Plans Admin _ tion Branch 
Central & Southwest 

c.c. Barry Crow, MGS 
Eric Chandler, Ontario Bydro 
Jim Thurgood, PBRT 
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~ 
Ontario 

, 

Ministry of Realty 

Government Group 

Services 

Ministere des Groupe des 

Services 
biens immobiliers 

gouvernementaux 

May 16, 1989 

Mr. John Corbett, M.C.I.P. 
Policy Planner 
City of Brampton Planning 

Department 
150 Central Park Drive 
Brampton, ontario 
L6T 2T9 

Dear Mr. Corbett: 

Subject: Draft Secondary Plan 

777 Bay Street 
Toronto, Ontario 
M5G 2E5 

777 rue, Bay 
Toronto, Ontano 
M5G 2E5 

Data 

City of Brarnpton 
PLANNING DEPT. 

M AY 1 8 '989 Rec'd. 

File No • 

......... ~~~~ ........... -

Parkway Belt west Industrial Area 
Your File #SP35 

Further to our meeting on the draft secondary plan, we 
wish to offer the following comments. 

1. Schedule SP32 (A) to the proposed amendment should 
be amended to reflect the lands above existing 
regional flood lines west of Goreway Drive and 
north of the CNR tracks. This schedule should 
clearly show an "island" above the regional flood 
plain designated for prestige industrial uses, 
reflecting Schedule "A". 

2. The lands surrounding the Mimico Creek west of 
Goreway Drive, south of Steeles Avenue are shown 
as open space/hazard land in the proposed 
amendment. The Ministry of Government Services 
and Lexlaw Investments Limited are presently 
negotiating with both MTRCA and MNR to channelize 
all or part of the creek, which, if approved 
would reduce the amopnt of land within the 
regional flood plain. 

As such, we are requesting the addition of the 
following policy to Section 4.10 Speci~l Policy Areas. 

"4.10.4 Special Policy Area 4 applies to these lands 
designated OPEN SPACE/HAZARD LANDS on schedule SP32(A) 
which are situated west of Goreway Drive, north and 
east of the existing CNR tracks, south of Steeles 
Avenue. The Mimico Creek will be subject to some 
channelization, which, if approved, would result in a 
reduction of the existing regional flood plain. 
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In this regard, the open space/hazard lands 
designation outlined on Schedule SP32(A) is intended 
to be interpreted flexibly, and may be ~odified 
without amendment to this plan, provided that the 
channelization work received the approval of both the 
Metropolitan Toronto Conservation Authority and the 
Ministry of Natural Resources. Lands taken out of the 
regional flood plain would assume the adjacent 
designation of "PRESTIGE INDUSTRIAL." 

In addition Schedule SP32(A) should be amended to 
reflect the Special Policy Area 4 designation. 

3. Section 6.19 of the proposed amendment restricts 
access from individual properties to both Airport 
Road and Goreway Drive. This policy effectively 
landlocks those properties immediately north of 
the CNR tracks, presently owned by CNR but which 
are in the process of being transferred to MGS. 
In order to ensure future access to these lands, 
we would request the following sentence be added 
to Section 6.1.9. 

"The City shall ensure that appropriate access is 
provided through the adjacent lands to all parcels 
whose access on to these arterial roads is 
restricted." 

I would be grateful if you could provide me with a 
copy of both the revised amendment and the final staff 
report prior to the May 23rd meeting of Planning 
Committee. 

Please call if you have any questions. 

Yours truly, 

Barry Crowe 
Manager, 
Planning & Design 
Land Development Branch 

cc: Jim Thurgood 
Zdravko weing 
John Montague 


