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OVERVIEW: 

•	 Although largely protected by the by-pass channel constructed in the early 
1950's, a portion of the historic commercial core of downtown Brampton is 
impacted by the floodplain of the Etobicoke Creek under certain flood 
events. The current Secondary Plan has policies in place that govern the 
requirements for development within the floodplain (Special Policy Area 3 
(SPA 3). However, the Province has indicated that they are the approval 
authority for any proposals that they consider to be a change to the SPA 3 
provisions. 

•	 At this time, the Province has only allowed the Alterra project (11 George 
Street) to proceed. They have maintained that any other development 
proposals should be assessed through a comprehensive review of the 
planning objectives for the area. 

•	 To move forward on this issue, staff have on a preliminary basis put 
together a set of revised policies intended to establish an updated and 
clear planning policy framework for the flood-affected areas of the 
downtown where intensification is sought. 

•	 This report seeks Council direction to begin the process as set out by the 
Province to amend the SPA 3 section of the Downtown Brampton 
Secondary Plan (SP 7), generally in accordance with the draft amending 
documents as attached to this report. 

•	 This report also recommends that the City continue to pursue options to 
eliminate the Downtown from flood risk with the Province. This also entails 
seeking funding from the TRCA and Provincial and Federal governments to 
implement such solutions. 
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RECOMMENDATIONS:
 

1.	 THAT the report from Anthony Wong, Acting Manager, and Bernie Steiger, 
Central Area Planner, dated January 5, 2011 to the Planning Design and 
Development Committee of January 31, 2011 re: "Proposed Amendment to 
Floodplain Development Policies, Downtown Brampton Secondary Plan 
(SP 7): Special Policy Area 3" be received; 

2.	 THAT staff be directed to initiate the process for amending Special Policy Area 3, 
generally based on the draft Official Plan Amendment, draft by-law amendment 
and draft submission report attached as appendices to this report. The 
submission shall also include a draft amendment to the proposed Main Street 
North Development Permit By-law; 

3.	 THAT staff be directed to undertake further public consultation including any 
required public meetings in relation to the proposed amendments in accordance 
with the Planning Act; 

4.	 THAT staff be directed to consult further with the Province and the Toronto and 

Region Conservation Authority, refine the material included in this report and 
make a formal submission to the Ministry of Municipal Affairs and 
Housing/Ministry of Natural Resources in accordance with the January 2009 
"Procedures for Approval of New Special Policy Areas (SPA's) and Modifications 
to Existing SPAs under the Provincial Policy Statement 2005 Policy 3.1.3."; 

5.	 THAT staff be directed to continue to pursue options for a landform feature to 
resolve issues of flooding in Downtown Brampton for the 1:350 year storm event 
as a responsible approach to protecting existing development and facilitating 
planned intensification in conjunction with the SPA policy framework and Toronto 
and Region Conservation Authority and Provincial approvals; 

6.	 THAT staff be directed to work with the Province and the Toronto and Region 
Conservation Authority to pursue a Regional combined strategy to resolve the 
flooding issue in Downtown for the Regional Storm event; 

7.	 THAT staff be directed to formally communicate with the Province and Federal 
government to seek funding for the implementation of the Regional combined 
strategy, in accordance with the multi-governmental initiative as modelled by the 
Donlands project; 

8.	 THAT the Toronto and Region Conservation Authority be requested to release to 
the City of Brampton their most recent floodplain mapping for the SPA 3 area; 
and, 



9.	 THAT staff be directed to take steps to resolve development issues related to the 
flood impacts of the two watercourses found in the Bramalea City Centre area 
with the Toronto and Region Conservation Authority/Province and report back to 
Council with a strategy. 

BACKGROUND:
 

Policies governing development within the floodplain that impacts the historic downtown 
Brampton were put in place as part of the approval of the then new Brampton Central 
Secondary Plan (OP84-058) approved by the Province in 1986. These policies were 
incorporated into the Downtown Brampton Secondary Plan, which replaced the 
Brampton Central Secondary Plan and was approved in 1998. The policies reside 
under a section entitled Special Policy Area 3 (SPA 3). 

Since 2004 there have been three development proposals for residential development 
within the floodplain of the Etobicoke Creek. These applications were: 
•	 Alterra (11 George Street), C01W06.069 (Application made: July 2005) 
•	 W. Biscaia (125 Main Street North), C01E06.051 (Application made: November 

2004) 
•	 Christian Reformed Church (59, 63 Church Street), C01 E06.052 (Application 

made: November 2004) 
All these applications were approved in principle by Council in 2006, subject to meeting 
the requirements of the Toronto and Region Conservation Authority (TRCA) as set out 
in SPA 3 of the Secondary Plan. 

Of these, only the 11 George Street project has proceeded through the various stages 
of approvals. The 59, 63 Church Street property has since been purchased by the City 
for open space uses. The Main/Nelson project is still in the process of resolving 
outstanding matters related to the floodplain policies of the Secondary Plan and is 
relying on the City initiative presented within this report to allow it to achieve approval of 
a zoning by-law amendment for the lands). 

SPA 3 sets out requirements with respect to floodproofing and building design, among 
others, that must be achieved before the TRCA will issue a permit for development. 
Emerging from these applications was a renewed examination of the nature and intent 
of these policies and the long-term goals of the City in terms of the nature of 
redevelopment/revitalization within the historic downtown core. 

The Province established SPA's throughout Ontario in the 1980's, to recognize existing 
developed areas that were within a floodplain and to allow a certain level of ongoing 
development, so as to ensure that these areas remain viable and do not descend into 
blight for lack of opportunity to develop/redevelop. Many historic downtowns in Ontario 
are at least partly built within a floodplain, as locational requirements (such as use of 
waterpower for industry) drove development to the proximity of waterbodies and 
watercourses. The historic downtown Brampton follows this pattern. 
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In previous correspondence, the Province and TRCA have indicated that these three 
applications constitute changes to an approved SPA and thus must be approved by the 
Province. In processing the Alterra project, a 2-stage review process was established. 
This involved: 

Phase 1: 

•	 Submission of technical information (flood characteristics, proposed flood-
proofing measures, assessment of alternative approaches to flood protection, 
safe access/egress, structural integrity and emergency measures); 

•	 Submission of draft OPA and/or Zoning implementation documents; 
•	 Provision of any related City staff planning reports regarding the application; 
•	 Sign-off from the TRCA with respect to the proposed application; 
•	 Circulation to Province, who will review submission, provide comments and once 

matters resolved issue general concurrence to move to Phase 2. 

Phase 2: 

•	 Final completed technical studies, reports, drawings in response to provincial 
comments; 

•	 Final draft OPA and/or Zoning By-law and related reports; 
•	 Approval in principle from City Council; 
•	 Final TRCA resolution from Executive Committee indicating they have no further 

objections/concerns. 

This process did eventually allow the Alterra project to obtain its zoning and site plan 
approvals and issuance of a building permit. However, the Province has maintained 
that this process would be a "one-off" and that further by-law amendments for specific 
projects would only be considered in the context of a larger comprehensive review of 
SPA 3. 

CURRENT SITUATION: 

The historic downtown core is a key component in the overall planning framework for 
the City of Brampton. It forms a key part of the Central Area for the City of Brampton, 
which has the role of being the focus of major institutional, residential, commercial, 
cultural and recreational activity in the City and acts as the "heart" of Brampton. The 
ongoing revitalization and intensification of the historic downtown core plays an 
important part in realizing this vision. 

The importance of the Central Area to the planning of the City is outlined in the 
Sustainable City Structure section of the Official Plan. Section 3.2.1 states: 

'The planning vision for the Central Area is to continue reinforcing its role 
as the premier location for business, shopping, dining, entertainment and 
cultural venues and program. Its existing neighbourhoods will be 
maintained and enhanced. At appropriate locations with consideration for 



public safety requirements, revitalization, infill and intensification will be 
encouraged to allow people the opportunity to live and work in the same 
area. The priority is for transit-supportive development and to create a 
pedestrian-friendly environment in the Central Area." 

The majority of the lands within the historic commercial downtown core are designated 
"Central Area Mixed Use" which allows for a range of uses and intensification up to 3.5 
Floor Space Index (FSI) (or greater, subject to appropriate rationale). From the City's 
perspective ongoing appropriate intensification is imperative in revitalizing the historic 
downtown. An increased population base is needed to spur additional commercial 
development or redevelopment of existing commercial space. 

Since 2004 there has been a number of new initiatives and changes to the planning 
framework impacting the downtown. This includes the Province's Growth Plan, 
additional public investment under various local, provincial and federal programs, and 
proposed transportation and infrastructure upgrades such as ZUM and the Hurontario 
Higher Order Transit study. These investments are based around the assumption of 
continued intensification and appropriate redevelopment occurring in the historic 
downtown. It is imperative to establish a clear set of policies that provides a high level 
of certainty to landowners, developers and investors regarding the development 
potential of lands within the historic downtown. 

Staff has initiated "without prejudice" discussions with the Province (Ministry of 
Municipal Affairs and Housing (MMAH), Ministry of Natural Resources (MNR)) and the 
TRCA to discuss an update to the policy framework to better establish a consistent and 
clear approach to the potential for development/redevelopment within SPA 3. These 
discussions included a preliminary draft set of amendments to the Downtown Brampton 
Secondary Plan. The initial feedback appears to be generally positive and warrants the 
effort to initiate the formal process needed to obtain Provincial approval of the proposed 
amendment. The draft amendment is being presented to Planning, Design and 
Development Committee for general endorsement. This report also seeks to obtain 
direction to proceed with the necessary steps to obtain provincial approval include 
holding a formal public meeting. 

To meet the requirements of the Province for amendments to the SPA, an extensive set 
of background materials is required as part of the formal submission package. The 
proposed submission report is attached as Appendix 5. An overview of the submission 
is provided in a subsequent section in this report. 

Proposed Amendment to the Downtown Brampton Secondary Plan (SP 7) 

There are a number of goals with the proposed amendment to the Secondary Plan to 
update the policies related to development within the floodplain: 

•	 Recognize and support the pursuit of physical solutions to eliminate the historic 
downtown from flood risks; 
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Provide certainty to the Province regarding the extent of intensification proposed 
in the SPA; 
Provide certainty to landowners and investors with respect to development 
potential of lands and process requirements to obtain approvals; 
Establish a clear protocol for dealing with rezoning, official plan amendment, site 
plan and other development applications within the SPA 3 area; 
Where possible, remove the need for Provincial approval of rezoning applications 
subject to meeting the requirements set out in the policies; 
Provide greater certainty with regard to planning outcomes as they pertain to the 
ability to satisfy requirements related to development within the floodplain based 
on existing flood risks (apart from other separate planning considerations that 
may be involved); 
Provide greater certainty to the timing of review and decisions on a proposal; 
Provide for the protection of the historic relationship of building and street 
including at-grade entrances in the "Four Corners" area, along Main Street and 
Queen Street to maintain the integrity of this historic built form relationship; 
Permit flexibility in the policy framework to accommodate the southwest quadrant 
redevelopment proposal; 
Follow on the precedent of the Alterra project, whereby the greatest level of 
intensification/development is permitted along the flood fringe, subject to 
providing safe ingress-egress to flood-free lands; 
Set out technical requirements such as acceptable egress/ingress methods (eg: 
connecting bridges, entrance sizes), location of building systems, among others. 

Proposed Official Plan Amendment 
The proposed amendments impact primarily the historic downtown commercial area, 
which are designated "Central Area Mixed Use" in the Secondary Plan where 
redevelopment is envisaged. Currently one set of policies covers the entire SPA area. 
The intent is to subdivide the SPA into a number of sub-areas to address development 
review in the interim, while a strategy is pursued to resolve the 1:350 and Regional 
Flood events. The following is a summary of the policy direction for each of the sub
areas. The draft OPA is attached as Appendix 2. Schedule SP7(c2) within the draft 
OPA defines the limits of the sub-areas (see also Map 1: Proposed Space 3 Sub
areas). The table found in Appendix 3 provides an overall summary of the amendment. 

Special Policy Area 3A 

•	 SPA 3A lands are on the fringe of the SPA area and generally have options for 
access to flood free lands based on existing flood conditions. Some of the 
properties are partially outside of the floodplain; 

•	 Policies would support a mix of uses including residential; 
•	 Area would be the focus of residential intensification within the SPA 3 lands; 
•	 Limits on development are proposed in SPA 3A to address the TRCA's risk 

management concerns: 
5.0 FSI maximum density 
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Maximum of 1300 Residential units 
Maximum of 114,000 m2 residential gross floor area for all development in 
area; 

Process/Requirements follows "Alterra" model including submission of technical 
package (includes engineering study to demonstrate building can withstand 
floods, draft by-law and warning clauses). Development to provide emergency 
ingress/egress above Regional storm flood level. Entrances floodproofed to 
1/350 level; 
Development may be required to provide reciprocal easements for flood-free 
access to allow use by other developments. The City may require buildings to be 
designed to allow access by others; 
Any zoning by-law would include provisions regarding emergency access and 
floodproofing. No habitable space would be permitted below the Regional Storm 
level; 
Policy sets out general urban design principles. The design of flood-protection 
measures are to be attractive and not impair aesthetic/function of streetscape. 

Special Policy Area 3B 

•	 Policies are intended to support the City Hall expansion (institutional, office, 
some commercial, potential residential); 

•	 No specific density or gross floor area limits are proposed to allow flexibility for 
City Hall redevelopment options; 

•	 Secondary Plan FSI maximum can be exceeded; 
•	 From an approvals standpoint, a proposal needs to meet same requirements as 

set out in SPA 3A; 
•	 Use of bridge to connect to other buildings/site that has a connection to flood-free 

lands, is identified as a potential solution for access. 

Special Policy Area 3C 

Lands in this area are generally entirely within floodplain, limited opportunity to
 
gain access to flood free lands, based on existing flood conditions;
 
Policy recognizes that it is important to allow opportunities for revitalization to
 
ensure vitality of area;
 
Focus on office, commercial, institutional, cultural (although residential not
 
prohibited);
 
Policies intend to give "green light" to modest, non-residential development.
 
Residential proposals would be assessed on a case-by-case basis;
 
Policy aim to protect existing historic fabric/scale of development;
 
Support the continued expansion of the transit hub. Additional density for
 
office/commercial uses permitted;
 



Development allowed to maintain existing street storefronts/grade relationship 
along Main Street and Queen Street. New underground garage entrances for 
buildings would be passively dry-floodproofed. Any street related redevelopment 
essentially replaces existing therefore does not increase impact. Additional 
development (garages, new density) is protected. 
Redevelopment/intensification for non-residential generally supported. 
Proponent would have to demonstrate that the building can withstand flows. An 
engineering study to accompany a rezoning application. 

Zoning By-law Amendment 
To correspond to the policy under SPA 3C, a new zoning by-law provision is proposed 
that permits densities above 3.5 FSI subject to achieving the requirements of TRCA with 
respect to access/ingress to flood-free lands and provided that the technical 
requirements related to building structure, vehicular entrances, building entrances (if not 
on Main or Queen Street) location of habitable space, among others, are met. The 
height limit in the current zoning will be the maximum height limit. Development below 
the 3.5 FSI limit would be required to demonstrate that the proposed new building can 
withstand flows. The draft by-law is attached as Appendix 4. 

Lands South of Wellington Street 
The SPA 3 area extends south of Wellington Street, arcing back towards the existing 
channel of the Etobicoke Creek, as it follows the original alignment of the tributary. 
Most of the area is stable residential and designated accordingly in the Secondary Plan. 
These lands are not intended for significant redevelopment, but are to maintain their 
existing uses. Portions (including the area along Main Street South) are being 
considered for a future heritage conservation district. 

The Province has requested that the City assess whether these lands can be removed 
from the SPA area, as no substantial redevelopment is anticipated. Upon 
consideration, staff recommend to leave the policy framework as is for these areas. 
Removing the lands from the SPA would make any redevelopment of a lot difficult. 
Replacement of existing dwellings is not necessarily encouraged, nor anticipated to be 
a significant trend. However, there are instances, such as in the case of Main Street 
South, where some dwellings detract from the character of the area, and where 
replacement may actually be beneficial. Furthermore, removing the area from the SPA 
would make approval of building additions/expansion difficult. Keeping the area within 
the SPA allows greater opportunities to accommodate natural changes and building 
replacement that may occur from time-to-time within this area. These types of clauses 
will not significantly affect risk associated with a flooding event over current conditions. 
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Main Street North Amendment 

A portion of the floodplain as set out in SPA 3 impacts Main Street North and lies within 
the proposed Development Permit System Area. In comments on the Main Street North 
Development Permit System dated March 9, 2010, MMAH indicated that any change to 
land uses within the SPA, even if it involves a reduction in development intensity, 
requires Provincial approval (MMAH and MNR). It was recommended that the SPA 
portion be removed from DPS and addressed in conjunction with the proposed 
amendment to SPA 3. 

In order not to delay the eventual approval of the Main Street North DPS further, the 
portion within SPA 3 has been removed and will be dealt with in conjunction with 
balance of the revisions to SPA 3. Staff are currently assessing a change to the 
previously proposed land use and By-law district designations, in response to 
comments from Shell, owners of the service station at the corner of Main Street and 
Church Street. Once determined, the proposed amendment to the Main Street North 
Development Permit By-law will be included in the submission report to the Province. 

Ken Whillans Extension Environmental Assessment 

An Environmental Assessment (EA) is underway for the extension of Ken Whillans 
Drive from Church Street to Union Street. The extension provides for some needed 
transportation access options to the downtown area. In addition, the EA study provides 
an opportunity to incorporate flood protection for the existing downtown area. The EA 
study has identified the preliminary preferred solution for flood protection as a 
berm/landform feature in the vicinity of Ken Whillans Drive and Church Street, which 
would provide flood protection for the 350-year storm event in the existing downtown 
area. This would provide the opportunity to reduce or eliminate the need to raise 
building entrances to otherwise protect for the 1:350 event and meet TRCA 
requirements. Benefits of this solution are that it would protect the established 
character of the area with its at-grade retail/commercial uses, where storefronts and 
entrances directly access the street level. It would also facilitate 
revitalization/appropriate redevelopment of smaller constrained parcels where meeting 
the 1:350 requirement would be prohibitive and disruptive to the established street wall 
and built form. 

In addition, further technical work is underway with the TRCA to evaluate channel 
deepening options north of Church Street to see if feasible options exist to resolve the 
1:350 storm event. From a policy standpoint, the Province has identified concerns with 
the landform as a solution to resolve the issue of flooding for the 1:350 storm event. 
However, this solution has been used elsewhere to protect for flooding in particular the 
Donlands area in Toronto at the mouth of the Don River. Staff will continue to seek a 
comprehensive, cost-effective overall solution for the 1:350 event that has significant 
benefits in protecting the existing character of the downtown, providing overall flood 
protection and reducing a constraint on revitalizing the commercial core. In addition, the 
concept of a comprehensive solution will continue to be pursued. It is estimated that a 



long-term solution would cost up to $300,000,000 to construct. Any such solution would 
be subject to an Environmental Assessment process, which takes time to complete. 

TRCA Updated Limits to Floodplain 
The TRCA has advised that they have been undertaking an update of the mapping for 
the Etobicoke Creek, which is close to being released. Some changes to the SPA 3 
area are expected. The draft amendments as attached to this report reflect the current 
floodplain limits. Once the revised mapping is provided to the City, staff will have to 
review the new information and determine what changes, if any, are needed to the draft 
amendment documents. The submission to the Province will incorporate the updated 
limits. 

Submission to the Province 

If given direction to proceed with the proposed amendments, staff will prepare a
 
submission package in accordance with their requirements under MNR's Procedures for
 
Approval: Modifications to Existing Special Policy Areas document.
 

The submission requirements include:
 

Technical Component 
Documentation of any new flood information (flood lines, depths, velocities); 
Ifchanges, identify opportunities for remediation; 
Analysis of any increase in flood risk since SPA was approved. Identify any 
subsequent formal reviews of SPA; 
Any changes to flood-proofing measures; 
Provide Emergency Response Plan; 
Provide digital mapping. 

Land Use Planning Component 
Current Official and Secondary Plan, including mapping and SPA approvals; 
Assessment of function of current SPA policies. Identify successes in 
implementation, related issues; 
Identify proposed population increase, level of proposed investment over 
planning horizon; 
Explanation of proposed policyamendment to the SPA; 
Justification as to why new or intensified uses need to be located in the SPA; 
Explanation of how revised policies and lands uses are consistent with the PPS 
and other provincial plans; 
Provide draft OPA and/or By-law amendments; 
Provide any relevant planning studies undertaken for the subject area. 

The submission report as attached as Appendix 5 covers the above-noted 
requirements. The technical information regarding updated floodline mapping, 
velocities and depths will be added once it is available from the TRCA. 

10 
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NEXT STEPS: 

If direction to proceed is provided, staff will finalize a submission package and circulate 
it on a preliminary basis to the Province and TRCA to ensure that it is complete. Staff 
will then make the formal submission to the Province/TRCA for their review and 
comment. Once comments are received and revisions made, the formal statutory public 
meeting can be held. Council endorsement in principle of the OPA will need to precede 
a final submission to the Province for the approval of the Ministers of MMAH and MNR. 

OTHER RELATED MATTERS:
 

The historic downtown Brampton is not the only location within the Central Area that is 
impacted by floodplains and for which redevelopment/intensification is planned. In 
particular, the Bramalea City Centre area is affected by the floodplain of two 
watercourses, which impact the potential for the area to develop as envisaged. 

In initial discussions with the Region of Peel regarding the redevelopment of the ex-21 
Division police station lands at the south-east corner of Central Park Drive and Queen 
Street East, it was discovered that these and surrounding lands lie within the floodplain 
of the adjacent creek. The TRCA had recently updated their mapping for this tributary, 
which resulted in an expanded floodplain. The area now includes the Brampton Civic 
Centre, Transit Terminal, both Region of Peel buildings and some of the adjacent 
parking areas. On the west side of the Bramalea City Centre, there is another tributary 
with associated floodplain. 

These areas are designated "Central Area Mixed Use" in the Queen Street Corridor 
Secondary Plan (SP36) and are planned for significant redevelopment and 
intensification. This is important in realizing the goals for the Central Area and the 
planning of the City as a whole. An expanded and intensely developed Central Area 
that includes the historic Downtown, the Queen Street Corridor and the Bramalea City 
Centre area is important in establishing the primary urban core for a mature City. 

To better understand the implications of these floodplains and potential options, with a 
view to allowing for the ongoing redevelopment of the area as currently planned, it is 
recommended that Council direct staff to initiate discussions with the TRCA/Province to 
resolve development issues and to report back with a strategy. 

CONCLUSION: 

The proposed amendments to the SPA 3 provisions of the Downtown Brampton 
Secondary Plan are intended to provide clarity within the policy framework and assist in 
the short, medium and long-term appropriate revitalization and redevelopment of the 
historic downtown to ensure its long term health and vitality. A clear policy framework 
allows staff to provide consistent advice on development potential of lands and the 

11 
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process for obtaining approvals and submission requirements. Having multi-agency
involvement in the process to amend SPA 3allows all parties to understand the policy
intent for the area and provides for consistent messages across various organizations.
It also clarifies the roles of the various review and approval agencies. For the 
landowner and investor, the amendment will provide transparency as to what is possible
from a development perspective, what is involved to obtain approvals, who is involved in 
the approvals process and more certainty with regard to the outcome once the process
is initiated. The revisions to the SPA 3 policies help support the broader planning
framework, are in line with and build upon government investment decisions (past, 
present and future) at all three levels and will facilitate the long-term revitalization of the 
historic downtown commercial core. 

Respectfully submitted, 

Karl ), OALA, MCIP, RPP Adrian^&mith, MCIP, RPP 
Director, Director, Planning Policy andn 
Parks P >p nent Growth Management 

John Corbett, MCIP, RPP 
Commissioner, Planning, Design and 
Development Department 

Appendices: 

Appendix 1 Current Special Policy Area 3 Limits 
Appendix 2 Draft OPA -Historic Commercial Core of Downtown 
Appendix 3 Overview of OPA SPA sub-areas 
Appendix 4 Draft By-law Amendment 
Appendix 5 Draft Submission Report 

Report authored by: Bernie Steiger, Central Area Planner 
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To Adopt Amendment Number OP2006
to the Official Plan of the
 

City of Brampton Planning Area
 

The Council of The Corporation of the Cityof Brampton, in accordance with the 

provisions of the Planning Act. R.S.0.1990, c.P. 13, hereby ENACTS as 

follows: 

1.	 Amendment Number OP2006- to the Official Plan of the City of 

BramptonPlanningArea is hereby adopted and made part of this by-law. 

READ a FIRST, SECOND and THIRD TIME, and PASSED in OPEN COUNCIL, 
this day of 20_. 

SUSAN FENNELL - MAYOR 

K.ZAMMIT-CLERK 

Approved as to Content: 

Adrian Smith, MCIP, RPP 
Director, Planning Policy and Growth Management 

DRAFT 
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AMENDMENT NUMBER OP2006 

TO THE OFFICIAL PLAN OF THE 

CITY OF BRAMPTON PLANNING AREA 

1.0	 Purpose: 

The purpose of this amendment is to add policies to the Downtown Brampton 

Secondary Plan, specifically the Special PolicyArea 3 provisions pertaining to 

development within the floodplain, allowing for development/redevelopment to 

proceed where flood-free access can be provided. 

2.0	 Location: 

The lands subject to thisamendmentare located within Special Policy Area 3 of 
the Downtown Brampton Secondary Plan, generally located in the historic "Four 

Corners" area of the downtown. 

3.0	 Amendments and Policies Relative Thereto: 

3.1	 The document known as the Official Plan of the City of Brampton Planning Area 

is hereby amended: 

(1)	 by adding to the list of amendments pertaining to Secondary Plan Area 
Number 7: Downtown Brampton Secondary Plan as set out in Part II: 

Secondary Plans, Amendment Number OP2006- . 

3.2	 The portions of the document known as the 1993 Official Plan of the City of 
Brampton Planning Area which remain inforce, as they related to the Downtown 
Bramtpon Secondary Plan (being Part Two Secondary Plans) are hereby further 

amended: 

(1)	 by adding to Chapter 7: Downtown Brampton Secondary Plan of Part II 
Secondary Plans, the following: 

"5.6.3.2	 The Provincial Growth Plan identifies lands within SPA 3 as 

partof the Brampton Urban Growth Centre. This plan directs 
significant growth to Urban Growth Centres. There are areas 

within Special Policy Area 3, which are designated for 
intensification and redevelopment, and provide opportunities 

DRAFT 
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to contribute to the overall population and employment 

targets for the Urban Growth Centre. 

The City of Brampton will work with the Province of Ontario 

and Toronto and Region Conservation Authority to find and 

implement technical solutions to the 1:350 year and Regional 

Storm events. Should the Regional Storm event be 

eliminated for all or a portion of the Special Policy Area to the 

satisfaction of the Toronto, Region and Conservation 

Authority, the City of Brampton and the Province, then the 

flood area may development in accordance with the 

underlying land use designations within this Plan. 

Notwithstanding efforts to eliminate flood risks for Downtown 

Brampton, Schedule SP7(C-2) outlines several sub-areas 

within the Special Policy Area 3 that, given 2010 modelled 

flood conditions, have distinctive characteristics in terms of 

their potential for redevelopment in relation to achieving the 

general intent of the overall SPA 3 policies, and also other 
objectives for the ongoing revitalization of the historic 
commercial core. The detailed planning objectives for these 

sub-areas are set out below. 

5.6.3.2 a)	 Special PolicyArea 3A 

The areas outlined as Special Policy Area 3A on Schedule 

SP7(C-2) are generally located at the fringe of SPA 3, exhibit 
potential for redevelopment and have opportunity for direct 
access to flood-free lands. Proposals for intensification and 

redevelopment shall be considered subject to the following 

policies: 

Land Use and Density 

i)	 May be developed for a mix of uses in accordance 
with the Central Area Mixed Use designation set out 

in this Plan, including high-density residential, up to a 

maximum floorspace index of 5.0 and an overall GFA 

maximum for the Policy Area 3A lands of 114,000 m2 

of new residential development (excluding mechanical 

penthouses, mechanical rooms, parking garages, 
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loading areas, stairwells) and a maximum of 1300 

new residential units (from the date of approval of this 

amendment). 

ii) Policy 5.1.1.8 shall apply to the calculation of the 

maximum floor space index for a development. 

Managing Flood Risk 

iii) In accordance with Section 5.6.3.1 of this Plan, the 

implementing zoning by-law for lands within Special 

Policy Area 3A shall include provisions that require 

flood-proofing measures to protect against risks 

associated with the Regional Storm flood level. Only 

where it is technically impractical to floodproof to the 

Regional Storm flood level, will floodproofing to the 

minimum 1:350 year flood level be considered, to the 

satisfaction of the TRCA, including passive 

floodproofing measures. Notwithstanding the above, 

at no time shall emergency access/egress to and from 

the building or the location of habitable living space 

be permitted below the Regional Storm flood level. 

Prior to the approval of any zoning by-law 

confirmation must be provided to the satisfaction of 

the TRCA that the building will not be a hazard to life 

or susceptible to major structural damage due to the 

velocity and/or depth of a flood less than the 

Regulatory Flood. 

iv)	 Any new zoning by-law for residential development 

shall include provisions that require ingress/egress to 

flood free lands under a Regional Storm event to the 

satisfaction of the City of Brampton, in consultation 

with the Toronto and Region Conservation Authority. 

Such flood free access shall be above the Regional 

Storm flood elevation and shall be to an area 

accessible to emergency vehicles. Such access may 

cross adjacent lands if appropriate permanent 

easements are in place. Any such development shall 
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also be required to provide an Emergency Measures 

Plan for the building, which shall be co-ordinated with 

the City's Emergency Management Plan, to the 

satisfaction of the City of Brampton and the TRCA. 

Such development shall included warnings and 

indemnification clauses on title for prospective owners 

and/or tenant. These clauses shall also be included 

on any Community Information Map required for 

development by the City. 

v)	 Where a development provides emergency access to 

flood-free lands, the design of the development shall 

allow for connection above the Regional Storm Flood 

line for use by other adjacent lands ifso requested by 

the City of Brampton. Proposals for development 

shall also be required to provide appropriate 

reciprocal easements if required by the Cityto provide 

for access to flood-free lands for adjacent lands. 

vi)	 A building may connect by a pedestrian access route 

(internal or external) to another building that has 

access to flood-free lands as a means of providing an 

emergency access, provided that such connection is 
entirely above the Regional Storm Flood level and 

appropriate legal agreements are in place. 

vii)	 Building system controls shall be required to be 
located above the Regional Strom Flood level. 

Approvals Process 

viii)	 Any rezoning application and/or site plan application 

for a development shall be required to submit a 

comprehensive set of information as a package to 

demonstrate that the requirements of SPA 3 (and 3A) 

are met. This package shall include: draft by-law 

provisions, appropriate engineering reports as may be 
required by the TRCA, site specific emergency 

Management plan, a copy of the City Emergency 

Management plan, draft warning and indemnification 
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clauses, a concept plan indicating the emergency 

access and location of habitable space. Additional 

information may be required by the City or TRCA in 

order to appropriately assess the proposal. 

ix)	 Formal sign-off on the technical package (including 

reports, plans and drawings), draft zoning by-laws 

and any other required implementing documents shall 

be provided by the TRCA, prior to formal enactment 

of the implementing zoning by-law by City Council. 

General approval in principle by City Council is to be 

obtained prior to TRCA sign-off. 

x)	 A Community Information Map, satisfactory to the 

City, shall be prepared for any proposal for residential 

development. 

xi) Any new zoning by-law for lands proposing residential 

uses within Special Policy Area 3A shall include the 

following provisions: 

that no habitable space is permitted below the 

Regional Storm flood elevation (to be 

specifically set out in the by-law in metres 

above sea level) 

that a designated emergency access to the 

outside of the building shall be established at a 

minimum of the Regional Storm flood elevation 

(to be specifically set out in the by-law in 

metres above sea level) 

that all buildings and structures shall be dry 

passively floodproofed to a minimum of the 

1:350 storm flood elevation, as of the date of 

the by-lawand as identified by the TRCA. The 

1:350 storm flood elevation shall be specifically 

set out in the by-law in metres above sea level. 

xii)	 Provincial approval of a zoning by-law proposed in 

relation to a development application, is not required 
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provided such by-law includes provisions as set out 

below: 

that no habitable space is permitted below the 

Regional Storm flood elevation (to be 

specifically set out in the by-law in metres 

above sea level) 

that a designated emergency access to the 

outside of the building shall be established at a 

minimum of the Regional Storm flood elevation 

(to be specifically set out in the by-law in 

metres above sea level) which may be 

provided by a bridge over a street, 

that ail buildings and structures shall be dry 

passively floodproofed to a minimum of the 

1:350 storm flood elevation, as of the date of 

the by-law and as identified by the TRCA. The 

1:350 storm flood elevation shall be specifically 

set out in the by-law in metres above sea level. 

Urban Design Principles 

xiii)	 The following broad design principles shall be the 

basis for further site specific design briefs, or other 

area design guidelines. 

•	 Character 
This area will evolve into a compact, 
contemporary urban setting with mix of uses 
including residential, employment, 
service/retail. These areas have potential for 
more intensive development. 

•	 Built Form 

High density, high intensity forms in support of 
the Urban Growth Centre targets. 

Key sites with important role in the Downtown 
skyline are to be development with high rises 
for landmark role. 

Establish a continuous mid-rise (4-6 storey) 
building wall along public streets and use point 
towers to terminate views and create an 
interesting skyline. 

Use massing to provide transition to adjoining 
stable residential neighbourhoods. 
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Open Space & Public Realm 
Create urban promenade along Railroad Street 
including high quality urban streetscape and 
on-street parking. 

Deal creatively with the required setback from 
the rail line. 

Create plaza or public space within 
development. 

Design work to mitigate flood risk must be in 
accordance with the City's design principles 
and shall not impair the development of an 
attractive streetscape. Any raised pedestrian 
podium areas along a street for access to 
building entrances, in particular along George 
Street, should be designed to maximize 
connectivity to adjacent properties and reduce 
the number of transitions to the at-grade 
sidewalk areas and incorporate materials and 
design elements that support the creation of an 
attractive streetscape. Raised areas could be 
integrated into a building design in the form of 
a building "arcade". 

Sustainability 
Encourage and support the use of LEED 
techniques 

5.6.3.2 b)	 Special Policy Area 3B 

The areas outlined as Special Policy Area 3B on Schedule 

SP7(C-2) build on the presence of the existing City Hall and 

are planned as the general location for major institutional 

office uses, with associated community and retail uses. The 

policiesshall provide for significant intensification of the lands 

to reinforce the role of the historic downtown as the key 

location for major government and institutional activities. 

Land Use and Density 

i)	 Lands within the "Central Area Mixed Use," 

designation may be developed for a mix of uses in 

accordance with the Section 5.1.2 of this Plan. 
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ii)	 Policy 5.1.1.8 shall apply to the calculation of the 

maximum floor space index for a development. 

iii)	 For lands designated "Central Area Mixed Use," 

densities above the maximum FSI set out in this plan 

shall be considered in accordance with Section 

5.1.1.5. 

Managing Flood Risk 

iv) In accordance with Section 5.6.3.1 of this Plan, the 

implementing zoning by-law for lands within Special 

Policy Area 3B shall include provisions that require 

flood-proofing measures to protect against risks 

associated with the Regional Storm flood level. Only 

where it is technically impractical to floodproof to the 

Regional Storm flood level, will floodproofing to the 

minimum 1:350 year flood level be considered, to the 

satisfaction of the TRCA, including passive 

floodproofing measures. Notwithstanding the above, 

at no time shall emergency access/egress to and from 

the building or the location of habitable living space 

be permitted below the Regional Storm flood level. 

Prior to the approval of any zoning by-law 

confirmation must be provided to the satisfaction of 

the TRCA that the building will not be a hazard to life 

or susceptible to major structural damage due to the 

velocity and/or depth of a flood less than the 

Regulatory Flood. 

v)	 For development proposals involving residential uses, 

requirements set out in Sections 5.6.3.2 a) iv) to vi) 

shall also be apply. 

vi)	 Use of a pedestrian bridge to connect a building 

entirely within the Regulatory Floodplain to a building 

that has access to flood-free lands shall be accepted 

as a solution to provide emergency access, provided 

that such bridge connection is above the Regional 

Storm Flood level. 
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vii)	 Building system controls shall be required to be 

located above the Regional Strom Flood level. 

Approvals Process 

viii)	 The requirements set out in Section 5.6.3.2 a) viii) 

and ix) shall also apply to lands within Special Policy 

Area 3B. 

ix) Provincial approval of a zoning by-law proposed in 

relation to a development application is not required 

provided such by-law includes provisions as set out 

below. The following shall be included in any new 

zoning by-law: 

that no habitable space is permitted below the 

Regional Storm flood elevation (to be 

specifically set out in the by-law in metres 

above sea level) 

that a designated emergency access to the 

outside of the building shall be established at a 

minimum of the Regional Storm flood elevation 

(to be specifically set out in the by-law in 

metres above sea level), which may be 

provided by a bridge over a street, 

that all buildings and structures shall be dry 

passively floodproofed to a minimum of the 

1:350 storm flood elevation, as of the date of 

the by-lawand as identified by the TRCA. The 

1:350 storm flood elevation shall be specifically 

set out in the by-law in metres above sea level. 

UrbanDesign Principles 

x)	 The following broad design principles shall be the 
basis for further site specific design briefs, or other 

area design guidelines: 

•	 Character 
The area will expand on its function as a civic 
centre that is a part of a mixed-use urban area 
with public and cultural facilities, commercial 
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office, retail services, residential and park 
uses. 

•	 Built Form 

Promote a continuous building edge along the 
street to visually define the public streetscape. 

New development shall be sensitive to the 
scale and features of the surrounding 
residential streets, particularly where new 
development interfaces with adjoining 
neighbourhoods and open space. 

New development shall promote mid-rise 
buildings (with 3-6 storey podiums) 

•	 Open Space 
Create plaza or public space within 
development. 

Design work to mitigate flood risk must be in 
accordance with the City's design principles 
and shall not impair the development of an 
attractive streetscape. Any raised pedestrian 
podium areas along a street for access to 
building entrances, in particular along George 
Street, should be designed to maximize 
connectivity to adjacent properties and reduce 
the number of transitions to the at-grade 
sidewalk areas and incorporate materials and 
design elements that support the creation of an 
attractive streetscape. Raised areas could be 
integrated into a building design in the form of 
a building "arcade". 

•	 Sustainability 
Encourage, and support the use of LEED 
techniques. 

Conserve land resources by optimizing 
opportunities for infill, intensification, 
revitalization and mix of use. 

5.6.3.2 c)	 Special Policy Area 3C 

The areas outlined as Special Policy Area 3C on Schedule 

SP7(C-2) are generally characterized as being entirely within 

flood-susceptible lands with limited opportunity for gaining 

emergency access to flood free lands. However, these areas 

have an important role in the function of the downtown. It is 

the goal of these policies to provide framework that facilitates 

the ongoing revitalization of the area. Special PolicyArea 3C 
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is also the location of a significant anchor mobility hub 

identified in Provincial, Regional and City Official Plans that 

will see increased expansion and use to accommodate 

expansions to local, regional and inter-city transit services. 

Land Use and Density 

i)	 Notwithstanding the "Central Area Mixed Use" 

designation of the lands, it is intended that the primary 

uses within Special Policy Area 3C shall be 

commercial (including office), institutional and cultural 

in nature. Arts and culture related activities and 

development shall be encouraged to locate within 

Special Policy Area 3C in support of the development 

of a distinct "arts and culture" district within the 

historic downtown core. 

ii)	 The continued expansion of the anchor mobility hub is 

to be supported to realize important transportation 

goals of the Province, Region and City. 

iii)	 Development in Special Policy Area 3C shall be 

generally modest in scale that is reflective of the 

existing historic 2-4 storey character of the street and 

generally of lower density and less focus on 

residential uses in relation to uses within Special 

Policy Area 3A and 3B. Additional height and density 

for office/commercial uses may be permitted 

recognition of the ideal locational characteristics of 

office and commercial type uses in proximity to transit 

hubs. 

iv)	 Any intensification or redevelopment shall maintain 

the prevailing 2-4 storey scale of building massing 

along the street edge, with any further building height 

setback from the building form along the street. 

v)	 Policy 5.1.1.8 shall apply to the calculation of the 

maximum floor space index for a development. 

Additional height and density for non-residential uses 
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above the maximum FSI set out in this plan shall be 

considered in accordance with Section 5.1.1.5. 

Managing Flood Risk 

vi)	 Where redevelopment is proposed for uses fronting 

onto Queen Street and Main Street within Special 

Policy Area 3C, the existing relationship between the 

storefronts, store entrances and the street grade may 

be maintained to ensure the historic and uniform 

street character and relationship is protected. Rear 

entrances and finished floor elevations may also be 

provided to maintain the relationship with the existing 

grade 

vii)	 Redevelopment and intensification shall generally be 

supported, subject to demonstrating that the building 

can be structurally designed to withstand flows. 

viii)	 Use of a pedestrian bridge to connect a building 
entirely within the Regulatory Floodplain to a building 

that has access to flood-free lands shall be accepted 

as a solution to provide emergency access for 

residential uses, provided that such bridge connection 

is above the Regional Storm event. 

Approvals Process 

ix)	 Any application to amend the by-law or application for 
site plan approval shall be required to submit an 

engineering study satisfactory to the City in 
consultation with the TRCA, in accordance with 

Section 5.6.3.1 v). 

x)	 Formal sign-off on the technical package (including 
reports, plans and drawings), draft zoning by-laws 
and any other required implementing documents shall 
be provided by the TRCA, prior to formal enactment 

of the implementing zoning by-law by City Council. 
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General approval in principle by City Council is to be 

obtained prior to TRCA sign-off. 

Urban Design Principles 

xi) The following broad design principles shall be the 

basis for further site specific design briefs, or other 

area design guidelines: 

•	 Character 

Will evolve into a heritage, art, culture and 
entertainment centre, to reinforce the 
Downtown's role as a destination and a 
creative place for entertainment and leisure 
activities. 

Will continue to function as the heart of 
downtown's social life, accommodating 
restaurant and retail stores, and providing 
animated public spaces and sidewalks. 

•	 Built Form 

Preserve and enhance the existing heritage in 
compatible, pedestrian-scale development with 
strong urban character. 

Encourage additional density while maintaining 
a human scale streetscape. 

Promote a continuous building edge along the 
street to visually define the public streetscape. 

New development shall have minimum facade 
height of 2-storey, while the maximum facade 
height shall be 4-storey; additional storeys may 
be permitted provided they are located at street 
intersections, or stepped back from the front 
facade generally at a 45 degree angle. 

Require attractive and well designed ground 
floor facades that enhance pedestrian interest 
and activity. 

Preserve existing significant historical built 
form in accordance with policies of this 
Secondary Plan 

The existing relationship between building, 
storefronts and entrances, and the 
street/sidewalk shall be maintained and 
enhanced. 
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Use appropriate, high-quality building materials 
that are reflective of the historical significance 
of the area. 

•	 Open Space & Public Realm 
Streets shall be designed to maximize sidewalk 
space for outdoor retailing, restaurant patios 
and informal gathering spaces. 

Require active uses at ground level that will 
contribute to street life, activity and vitality. 

Design work to mitigate flood risk must be in 
accordance with the City's design principles 
and shall not impair the development of an 
attractive streetscape. Any raised pedestrian 
podium areas along a street for access to 
building entrances, in particular along George 
Street, should be designed to maximize 
connectivity to adjacent properties and reduce 
the number of transitions to the at-grade 
sidewalk areas and incorporate materials and 
design elements that support the creation of an 
attractive streetscape. Raised areas could be 
integrated into a building design in the form of 
a building "arcade". 

•	 Sustainability 
Encourage and support the use of LEED 
techniques. 

Conserve land resources by optimizing 
opportunities for infill, intensification, 
revitalization and mix of use." 

(2)	 by adding to Section 5.6.3.1 of Chapter 7: Downtown Brampton 
Secondary Planof Part II Secondary Plans the following sections: 

5.6.3.1 a) Notwithstanding 5.6.3.2 a), b) and c), if the Regional Storm 
event is eliminated to the satisfaction of the Toronto and 

Region Conservation Authority, for all or a portion of the 
Special Policy Area 3 lands, then the resultant flood-free 
portion of Special Policy Area 3 may be developed in 
accordance with the underlying land use designations set out 

in this plan and the Special Policy Area 3 provisions found 

herein do not apply. 
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"5.6.3.1 b)	 The City strongly encourages senior levels of government 

and the TRCA to identify and fund a longer-term solution to 

eliminate the SPA/floodland from downtown Brampton to 

allow it to achieve its full development capacity as set out in 

Local, Regional and Provincial land use plans." 

(3)	 by amending Section 5.6.3.1 to Chapter 7: Downtown Brampton 

Secondary Plan of Part II Secondary Plans adding the words "and 

Schedule SP7(C-2)" after the words "Schedule SP7(C)" in the first 

paragraph. 

(4)	 by amending Section 1.0 Purpose to Chapter 7: Downtown Brampton 

Secondary Plan of Part II Secondary Plans, by deleting the words "and 

Schedule SP7(C)"and replacing them with the words ", Schedule SP7(C) 

and Schedule SP7(C-2)". 

(5)	 by amending Schedule SP7(A) of Chapter 7: Downtown Brampton 

Secondary Plan of Part II Secondary Plans, changing the designation of 
the lands shown on Schedule A to this Amendment from "Institutional" to 

"Central Area Mixed Use". 

(6)	 by adding to Chapter 7: Downtown Brampton Secondary Plan of Part II 
Secondary Plans, Schedule SP7 (C-2) as attached as Appendix B to this 

Amendment. 

Approved as to Content: 

Adrian Smith, MCIP, RPP
 
Director, Planning Policy and Growth Management
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Appendix '4' 
(Draft By-law Amendment) 
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To amend By-law 270-2004, as amended 

The Council of the Corporation of the City of Brampton ENACTS as 
follows: 

1. By-law 270-2004, as amended, is hereby further amended: 

(1) by adding thereto the following section: 

"20.9	 Downtown "HACE District" Floodplain Height and Density
 
Regulations
 

a)	 Residential uses within the Downtown "HACE Districf 
Floodplain Height and Density Regulations Area as shown on 
Schedule B-6 to this by-law shall be restricted to a density of 
3.5 Floor Space Index; 

b)	 Notwithstanding Section 20.9 a), development may be 
permitted to the maximum height for the applicable zone 
category for lands within the Downtown "HACE District" 
Floodplain Height and Density Regulations Area subject to 
meeting the requirements of the Toronto and Region 
Conservation Authority with respect to: 

i)	 For permitted residential uses, provision of emergency 
access from the building to lands situated at a minimum 
of the Regional storm flood elevation of XXX.XX metres 
above sea level. Such emergency access route shall in 
its entirety be above the minimum Regional storm flood 
elevation of XXX.XX metres above sea level 

ii)	 There shall be no habitable space below the Regional 
Storm flood elevation of XXX.XX metres above sea 
level 

iii)	 All buildings and structures shall be dry passively 
floodproofed to a minimum of the 1:350 year storm 
flood elevation of XXX.XX metres above sea level, as of 
the date of enactment of this by-law, and as provided 
by the TRCA 
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iv)	 Any development or building or structure shall be 
designed to structurally withstand flooding and flood 
flows 

c)	 Notwithstanding Section 20.9 a -iii), development within the 
Downtown "HACE Districf Floodplain Height and Density 
Regulations Area and with frontage onto Main Street and 
Queen Street shall not be required to provide entrances and 
ground floor finished floor elevations to the 1/350 year storm 
elevation for entrances to the front and rear of a building on a 
lot. Entrances to below-grade parking structures shall be dry 
passivelyfloodproofed in accordance with Section 20.9 a -iii)." 

(2) by adding thereto Schedule B-6, as attached as Schedule Ato this By 
law 

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

this day of 2011. 

SUSAN FENNELL - MAYOR 

PETER FAY - CITY CLERK 

Approved as to Content: 

Adrian Smith, M.C.I.P., R.P.P 
Director, Planning Policy and Growth 
Management 
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Legend 

Downtown "HACE District" Floodplain Height and Density Regulation Area 

Schedule B-6: Downtown "HACE District" H BRAMPTON 
b-amptonco Flower CityRoodplain Height and Density Regulation Area 
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Appendix '5'
 
(Draft Submission Report)
 

(Contact the Planning, Design and Development Department to Obtain a Copy of the
 
Report)
 




