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Glen Schnarr & Associates Inc. are the authorized agents and planning consultants for PD

Commercial Lakelands Inc., the Owner of above-noted property, located in the City of Brampton

(herein referred to as the 'subject lands'). The subject lands are generally located at the southeast

intersection of Bovaird Drive East and Southlake Boulevard, which is west of Bovaird Drive and

Highway 410.

The subject lands have three frontages, with approximately 53m (173 ft) along Southlake

Boulevard, 118m (387ft) along Sea Lion Road, and 93m (298 ft) along Bovaird Drive East. The

block has an area of approximately 0.75 ha (7,584 m2) and is currently occupied by the Owner's

existing sales centre. This sales centre has frrnctioned for nearly 20 years, however, due to the

advent of online sales, the location has become underutilized. The subject lands are designated as

"Convenience Retail" in the Flowertown Secondary Plan, which permits retail uses among various

other commercial uses, that are intended to serve the surrounding residential areas. The subject

lands are zoned o'Commercial One - Special Exception 1190 "Cl - 1190", which also permits

various commercial and retail uses.
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Proposed Development:

The Owner of the subject lands is ctrrently processing a Site Plan Application (City File No.:
SPA-2023-0084) with the intention to redevelop the block for a multi-unit, multi-building
commercial plaza (herein referred to as the 'proposed development'). The proposed development
contemplates the addition of three (3) commercial buildings (shown on the Minor Variance Sketch
as Buildings A, B, and C), which will include associated parking, loading, and landscaped areas.

The buildings are intended to be used for a variety of uses, including a possible restaurant, medical
office, sales offices and a day nursery. The proposed day nursery is intended to be located in
Building B, urith an outdoor play area located on the rooftop.

Moreover, it should be identified that there is a portion of the subject lands (located in the very
northeast corner of the site) that are located within the Ministry of Transportation's (MTO)
regulated setback area, in relation to their controlled access (the Highway 410 on-ramp). As shown

on the Minor Variance Sketch, enclosed in the submission package, there are 6 parking spaces

which are located within this MTo-regulated area. While these parking spaces cannot technically

be counted towards the permanent parking count, the MTO has advised, and we agree, that there

is a very low likelihood that these spaces will ever be expropriated and used as part of a future
highway expansion, as the current configuration of the on-ramp, located along Bovaird Drive is
constructed to the modern standard. Therefore, it is our view that while these spaces cannot be

counted towards the overall parking count, they should be viewed as permanent parking spaces

which will service the proposed development.

Proposed Variance(s):

We acknowledge that the proposal will need to seek relief from a number of zoning regulations in
order to facilitate the approval of the proposed development. As a result, we are submitting an

application for a Minor Variance on behalf of the Owner for the subject lands.

It is important to note that prior to the Pre-consultation submission, and prior to the formal
Site Plan application submission, three meetings were held between the Owner and senior-
Ievel Traffic and Planning Staff to discuss and refine the proposal. Through these

discussions, substantial consideration was given to City priorities in regard to the proposed

development's built form, setbacks, building siting, and traffic operations. These meetings

were held on May 10th, June 2od, and June 27th, 2023.

Formal comments were received from the first Site Plan Application submission, and several

anticipated variances were identified. The variances required to facilitate the proposed

development are summari zed as follows:

1. To allow a day nursery whereas a day nursery is not permitted;

2. To allow a minimum front yard depth of 1.5 metres whereas 4.5 metres is required

measured from the w esterly prop erty line ;
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3. To allow a minimum exterior side yard width of 3.0 metres to bovaird drive whereas 4.5

metres is required;

4. To allow a minimum acturtor side yard width of 1.5 metres to sea lion road whereas 4.5

metres is required;

5. To allow a minimum landscaped open space strip of 3.0 metres abutting the northerly
property line whereas 4.5 metres is required;

6. To allow a minimum of 1.5 metres abutting the westerly property line and daylight
landscaped open space strip triangle (rounding) whereas 4.5 metres is required;

7. To allow a minimum landscaped open spdce strip of 1.5 metres abutting the southerly

propefi line whereas 6.0 metres is required;

8. To allow a minimum landscaped open space strip of 3.0 metres abutting the easterly

property line whereas 6.0 metres is required;

9. To allow a retaining wall within the landscape strip abutting the northerly property line

whereas a retaining wall is not permitted within required landscaped open space areos;

10. To allow a 1.5 metre setback to a hydro transformer whereas 4.5 metres is required;

I I. To allow a minimum of 74 parking spaces whereas 82 parking spaces are required; and,

12. To allow a maximum building height of 3 storeys whereas a macimum building height of
2 soreys is permitted.

We would ask that City Zonng please review the variances, and would ask that they advise

whether a height variance is required for Building B. We have attached an elevation for review

and are available for a discussion if required.

Plannine Act Tests:

In our opinion, the proposed variances meet the prescribed criteria to authorize a minor variance

under Section 45 of the Planning Act:

l. Meets the general intent and purpose of the Officinl Plan
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The"Convenience Retaif'designation in the Flowertown Secondary Plan permits a range of uses

outlined in Section 4.3.5 of the Brampton Official Plan. As understood through Section 4.3.5 of
the Official Plan, the "Local Retail' designation permits a variety of commercial uses which
primarily focus on serving the needs of the surrounding community, preferably in conjunction with
public amenity spaces. The proposed day nursery use is appropriate and compatible with
commercial uses permitted in this designation as it will service the needs of the surrounding
community, within close walking distance, utilize the adjacent City-owned amenity space, and
further serve to enhance the livability of the area. We are of the opinion that the requested variances
meet the general intent and purpose of the Brampton Official Plan.

2. Meets the general intent and purpose of the Zoning By-Law

Additional Use:
The purpose and intent ofuse regulations are to ensure an appropriate integration ofuses in an
area. The proposed variance to allow the day nursery use (and associated rooftop play area) meets

the intent ofthe ZontngBy-law, as a day nursery can be appropriately integrated into the proposed

retail commercialplazawith little impact on the function of the site and surrounding areas.

Reduced Yard Setbacks:
The purpose and intent of setback regulations are to ensure sufficient spacing and buffering
between buildings and appropriate transition and scale to the public realm. As mentioned
previously, the owner has worked closely with City Planning staff to determine the proposed

development's layout and design to ensure general conformance to the City-Wide Development
Design Guidelines.

The reduced setbacks being pursued are intended to bring the buildings closer to the lot lines to
reinforce the street edge along roads that have wide ROWs. The intent ofthe proposal is to promote

the pedestrian scale ofthe adjacent streets and public spaces. Further, reduced setbacks also allow
for more efficient use of serviced land, which is a priority of the City, Region and Province. As
shown on the Minor Variance Sketch, there are existing pedestrian walkways and a landscaped

areas within the public ROW, along Bovaird Drive East, Southlake Boulevard, and Sea Lion Road.

As a result, the reductions being requested will maintain an appropriate interface between the

proposed development and the public realm. Moreover, we are not seeking a variance to reduce

the setback which abuts the existing residential lands to the east. This will ensure an adequate

buffer from the adjacent residential uses.

It is our opinion that the proposed setback reductions are reflective of an optimal site design that

enhances connectivity and provides a more comfortable pedestrian realm and it's not expected to

have any adverse impacts on the surrounding lands. The general intent of the ZoningByJaw will
be maintained.

Reduced Landscaped Open Space Strip:
The purpose and intent of landscaped open space strip regulation is to ensure that there will be

sufficient soft landscaping for aesthetic pu{poses, as well as to ensure the landscape open space

strip is not visually dominated by hard surfaces.
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The requested reductions in the landscape open space strips are the result of bringing the buildings
closer to the edge of the street. The proposed building configuration will reinforce the street edges
while the existing walkways and landscaping within the ROWs will ensure that hard surfaces do
not visually dominate the public views. Moreover, the Owner is proposing to undertake external
site works on the City's existing entry feature block (at the Owner's cost), located at the
intersection of Bovaird Drive and Southlake Boulevard, with the goal of restoring and enhancing
the existing feature. The feature will contain a new sidewalk connection, as well as a number of
new trees and shrubs, which create a pathway to the outdoor amenity space located internal to the
site. Doing so will create an enhanced site connection and create a visually pleasing treatment that
will be in alignment with the massing and architectural treatment of the buildings. Lastly, and for
context, the entry feature was constructed2} years ago as part of the original plan of subdivision
by the same Owner making this submission.

For these reasons, we are of the opinion that the requested reductions are in line with the intent of
the landscape open strip regulations and meet the intent of the ZoningBy-law.

Retainins Wall:
The purpose and intent of a retaining wall not being allowed within a landscape strip regulation is
to ensure that the landscape strip is not visually dominated by a retaining wall. In this instance, the
proposed retaining wall will not be visible from the Bovaird Drive ROW as the top of the proposed

wall will be level with the grade along the Bovaird Drive. Moreover, there will be a decorative
metal fence that sits on top of the proposed retaining wall which will add to the visual aesthetics

of the Bovaird Drive public view. The retaining wall is a requirement to manage the large 4.5m
grade differential across the site, Bovaird Drive East, near the east corner of the site, being the

high point. In our view, the proposed retaining wall within the landscape strip reflects an optimal
site design and will not have any adverse visual impacts from Bovaird Drive. Therefore, the
proposed variance meets the intent of the Zonng ByJaw. Refer to the cross-section below for
details on how the proposed retaining wall will work along Bovaird Drive.
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Reduced Hvdro Transformer Setback:
The purpose and intent of hydro transformer setback regulations is to ensure that there will not be

any negative visual impacts from the transformer and to allow the utility companies adequate room
to service the transformer.

The reduced setbacks for the hydro transformer being pursued.will not negatively impact the

viewscape. The transformer will be adequately screened by landscaping (a combination of trees

and shrubs), which will be coordinated through the Site Plan Application. Moreover, the utility
company's access requirements have been accommodated/addressed through the Site Plan
Application process. On this basis, we are of the opinion that the requested reduction is appropriate
and meets the intent of the ZonrngBy-law.

Reduced Parking Spaces:

The purpose and intent of parking standard regulations is to ensure that adequate parking spaces

are provided for a proposed use. Brampton ZonrngBy-law 270-2004 requires that 1 parking space

be required for every 23 sq.m of Shopping Centre Gross Floor Area. Based on these parking

standards, the Zoning By-law requires 82 parking spaces for the proposed development whereas

the owner in providingT4 parkng spaces.

As demonstrated in the Parking Justification Report, prepared by BA Group, contained within the

submission material, there are a total of 80 parking spaces being provided on the proposed

development, however, as mentioned previously, 6 of those parking spaces are located within the

MTO's regulated area. Therefore, the proposal technically provides 74 permanent parking spaces

associatedwiththe development. TheT4parking spaces providedrepresent alDYoreduction to the

parking spaces required. However, when you include the parking spaces within the MTO setback,

it represents a3Yo reduction in the required parking. As noted above, it is unlikely that the MTO
will claim the land that the 6 spaces are located within.

The Parking Justification Report, in support of the parking reduction being pursued through this

Minor Variance application, concludes: "ii i,s anticiTtatecl that the peak parking derna.nd.frtr tlte

Site will be no greater tkan 56 accwpied parking spaces. The proposed parktng prttvisian wottld

acceptabft accommodate the parhing demands genera.ted ,by the peak hot,trs. " For these reasons,

we are of the opinion that there is sufficient parking being provided to service the proposed

development and therefore meets the general intent of the ZoningByJaw.

Increased Building Heieht:

The purpose and intent of the building height regulations are to control massing and architectural

form. Building height regulations work hand in hand with other building envelope regulations to

ensure an appropriate built form is provided and ensure building heights are compatible with the

surrounding areas.

In this instance, the proposed height increase is resulting from the stairwell enclosures located on

the rooftop of Building B which are required to allow access to the rooftop play area associated

with the proposed day nursery use. The proposed one (1) storey increase in building height

representi a modest overall increase that will only be applicable to one (1) building within the
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commercial plaza (Building B). Building B is situated at the intersection of Bovaird Drive and

Southlake Boulevard which is an ideal location for a slight increase in built form because it will
aid in defining the sfreet edge by providing visual prominence at the intersection, while also

maintaining appropriate separation from the nearby residential uses.

This variance is required to allow the day nursery use to frurction appropriately. The proposed

increase in building height is generally compatible with the surrounding built form, and it will
allow the commercialplaza to provide a use that will service the surrounding community. For
these reasons, we are of the opinion that the intent of the ZoningByJaw will be maintained.

Below is the roof plan for Building B to demonstrate where the stairwells are not in compliance

with the existing height regulations outlined in the Zoningby-law.

t- -"
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3. The Variance is Desirablefor the Appropriate Development or Use of the Land

The proposed variances are desirable as they will facilitate a development concqlt that is consistent

wittrthe intent and vision of the Official Plan, Secondary Plan, andZonrngBy-law. Approval of
the requested variances will allow for the proposed development, as shown on the Minor Variance

Sketch. While the subject lands have been operating as a sales centres for over 20 years, the

proposal represents the redevelopment of underutilized lands for a higher and better use, which is

also desirable for the City and the sturounding neighborhood.
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Overall, it is otr opinion that the proposed variances have been designed to be in keeping with the
existing character of the subject lands and will not negatively affect surrounding uses and represent
an efficient, compatible and appropriate development.

4. The Variance is Minor in Nature

It is our opinion the requested variances are minor in nature, as the proposed development remains
compatible with the surrounding uses and can be appropriately integrated into the proposed retail
commercial plaza. The variances required do not represent an overdevelopment of the subject
lands as the proposed buildings will respect and reinforce the existing physical character and
functionality of the subject lands and surounding area. The variances requested will not result in
an adverse impact on adjoining properties or the surrounding area.

Overall, the variances will allow for sensitive reinvestment to occur on the subject lands which
will contribute to the social and economic vitality of the area. Collectively and individually, it is
our opinion that the proposed variances are minor in nature.

Submission Material:

In support of this application, please see below list for a list of materials enclosed with this

submission:

o One (1) executed original Application for Minor Variance form including the original
Appointment and Authorization and Permission to Enter forms;

o One (1) copy of the Minor Variance Sketch as prepared by Glen Schnarr & Associates Inc.

dated November 13ft, 2023;
o One (1) copy of the Parking Justification Memorandum prepared by BA Group, dated

November 7h,2023;
o A cheque in the amount of $2,838.00 payable to the City of Brampton in payment of the

Minor Variance Application fee.

We trust this completes the Application for Minor Variance and we look forward to being

considered for the December 19h,2023 hearing date. Please feel free to contact us if you have any

questions or require more information.

Yours very truly,

GLEN SCHNARR & ASSOCIATES INC.

8
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Associate
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MEMORANDUM

TO:

PD Commercial Lakelands lnc.

FROM:

Stuart Anderson, P. Eng,

Senior Associate

PROJECT:

7488-13

885 Bovaird Drive East, Brampton

DATE:

November 7,2023

RE: 885 BOVAIRD DRIVE EAST, CITY OF BMMPTON: MINOR VARIANCE APPIICATION FOR VEHICIE PARKING *
PROPOSED RETAIT DEVETOPMENT SITE PLAN

1.0 INTRODUCTION

BA Group is retained by PD Commercial Lakelands lnc. to provide transportation consulting services related to a proposed

retail development (herein referred to as the "Site" or "Project") comprising of three buildings totaling approximately 1,900

square metres (2O,4OO square feet) of gross leasable area (GLA), which includes a proposed fast-food restaurant with a

drive-thru facility. The development is proposed to be located on the lands municipally known as 885 Bovaird Drive East in

the City of Brampton.

This memorandum documents the parking component of the proposed development as part of a Minor Variance

application related to the proposed parking supply.

1.1 Proposed Development

The proposed development seeks to develop the Site to include three retail buildings (referred to as "Building A", "Building

B", and "Building C"). The uses associated with each retail building are shown in Table 1 below, while the Site plan is

provided in Appendix A.

BAconsultingGroupLtd. 11000-95St.clairAve.wl Toronto,otrt I v+vrrue I qtoget71to

P:\74\88\13\Report\Parking Letter\885 Bovaird Drive-Transportation-November 2023-v2.docx

EAGROUP.COM



Table 1 Proposed Development Uses

Notes:
1. Based on site statistics provided by Turner Fleischer Architects lnc., dated October 18, 2023.

It is understood that a McDonald's restaurant will be the fast-food retailer occupying Building A, while a sales office space

and daycare space are proposed for the ground and upper floors of Building B, respectively. Building C will comprise of up

to five units which is proposed to contain retail and medical office uses.

2.0 ZONING BY.IAW REQUIREMENTS

The prevailing zoning by-law for the Site is the City of Brampton Zoning By-law 27O-2O04 parking requirements for the

'Commercial' land use category. The minimum vehicle parking requirements are shown in Table 2.

Table 2 Zoning By-law 27O-2OO4 Vehicle Parking Requirements

Notes:

1. Based on site statistics provided byTurner FleischerArchitects lnc., dated October 18,2023.

Application of Zoning By-law 27O-2OO4tothe subject Site (after the consideration of each proposed land use) would require

a minimum provision of 82 vehicle parking spaces.

2.I Proposed Parking Supply

The development plans indicate that 74 vehicle parking spaces will be provided which does not include parking spaces

within the setback requested by the Ontario Ministry of Transportation (MTO).

Six additional parking spaces will be constructed within the MTO setback area. These six spaces cannot technically be

considered as required parking spaces as per the City's Zoning By-law, however the total effective parking supply will be 80

parking spaces, which is two parking spaces lower than the 82 parking spaces required under the City's Zoning ByJaw 270-

2004. While the variance requested is for 8 spaces compared to the requirement for 82 spaces (a variance of 10%), the

total parking supply, including spaces within the MTO setback, would result in an effective variance of 2.5%. Further, it is

noted that two additional spaces (not counted in the site parking supply) are provided at the end of the proposed drive-

thru to allow vehicles to pull over and wait if there is a delay in filling the drive-thru order.

BA CONSULTING GROUP tTD.

MOVEMENT IN URBAN ENVIRONMENTS
2

Restaurant Use (McDonald's)

Paradise Developments lnc. Sales Office

Daycare

Restaurant Uses
Medical Office Space

TBD

466 square metres
(5,014 square feet)

393 square metres
(4,226 square feet)

389 square metres
(4,187 square feet)

640 square metres
(6,888 square feet)

Building A

Building B -
Ground Floor

Building B -
Upper Floor

Building C

Building Gross Floor Area Proposed Uses

82 spaces1 parking space / 23 sq.m. GFA1,888 square metresShopping
Centre

Use Gross Floor Area Requirement (Minimum)Rate (Minimum)



Based on the modern design of the Highway 410 interchange at Bovaird Drive East, it is not expected that the MTO will

need to reconstruct the interchange, and it is therefore considered unlikely that the MTO setback would be required for
the purposes of highway ramp improvements. An additional consideration is that highway ramp improvements requiring

widening of the MTO right of way could result in the expropriation of up to 50 residential lots located immediately adjacent

to the highway ramp. For these reasons, it is expected that the six parking spaces proposed within the MTO setback area

could be used for the foreseeable future.

3.0 ANTICIPATED PARKING DEMANDS

To estimate the likely parking demands at the proposed shopping centre and determine the ability of the site to

accommodate the parking demands generated, a review of other shopping centre sites was carried out and findings are

described in the below sections.

3.1 Parking Demand Surveys

BA Group has conducted parking demand surveys at comparable commercial sites that are similar in size and accommodate

similar land uses proposed for the Site. Table 3 summarizes the business / land use types located at each proxy site, while

Table 4 shows the overall survey results. Source information is provided in Appendix B.

Table 3 Proxy Site Summary

BA CONSULTING GROUP LTD.

MOVEMENT IN URBAN ENVIRONMENTS
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r Restaurant / Retail Uses
. Fast-Food (with drive-thru

window)
. Grocery Store
r Pharmacy
r Medical Centre
r Daycare

Restaurant / Retail Uses
Grocery Store
Pharmacy

a

a

a

Restaurant / Retail Uses
Fast-Food (with drive-thru
window)
Pharmacy

a

a

a

Restaurant / Retail Uses
Fast-Food (with drive-thru
window)
Medical Centre

a

a

a

6,692 square metres

4,501 square metres

2,462 square metres

3,323 square metres2019

2022

2018

2018

1297 Marlborough Court, Oakville

4099 Erin Mills Parkway, Mississauga

545 Steeles Avenue East, Brampton

8005 Financial Drive, Brampton

Survey YearProxy Site Address Gross Floor Area Land Use Types



Table 4 Proxy Site Parking Survey Results

BA CONSULTING GROUP LTD.
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33 spaces

35 spaces

66 spaces

61 spaces

45 spaces

32 spaces

40 spaces

51 spaces

45 spaces

48 spaces

56 spaces

1.53

1.69

1.75

2.27

2.51

2.83

3.25

3.16

2.16

2.08

2.45

1.75

2.98

3.22

2.40

1.67

2.12

2.70

2"35

2.54

44o/o

30Ya

32%

1.8333o/o

43%

55o/"

49o/o

52%

74%

3.4787o/a

81%

',l80 spaces

'135 spaces

328 spaces

12:00 p.m. -
8:00 p.m.

11:00 a.m. -
6:00 p.m.

12:00 p.m. -
8:00 p.m.

11:00 a.m. -
6:00 p.m.

10:00 a.m. -
6:00 p.m.

10:00 a.m. -
6:00 p.m.

Tuesday,
March 27,
2018

Continued on next page

Saturday,
January 27,
2018

8005 Financial Drive, Brampton

Thursday,
March 15,
2018

Saturday,
March 17,
2018

Saturday,
March 24,
2018

4099 Erin Mills Parkway, Mississauga

Friday, May
27,2022

Saturday,
May 28,2022

Friday, June
3,2022

Saturday,
June 4,2022

545 Steeles Avenue East, Brampton

Friday,
January 19,
2018

Saturday,
January 20,
2018

Maximum
Occupancy

t%l

Maximum
Demand
Ratiol

Demand
Ratio (85th

Percentile)2

Eq uivalent
Maximum
Occupied
Spaces at

885 Bovaird3

Survey Date Survey Time
Pa rki ng
Spaces
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46 spaces

47 spaces

66 spaces

48 spaces

55 spaces

2.46

2.87

2.34

2-38

3.25

2.89

2.44

2.50

3.47

2.5346%

53o/o

45%

181 spaces2:00 p.m. -
9:00 p.m.

{297 Marlborough Gourt, Oakvillo

Wednesday
September
25,2019

Thursday,
September
26,2019

Saturday,
September
28,2019

Average Demand Ratio (Proxy Sites)

Peak Demand Ratio (Prory Sites)

Maximum
Occupa ncy

vt

Maximum
Demand
Ratiol

Demand
Ratio (85th

Percentile)2

Eq uivalent
Maximum
Occupied
Spaces at

885 Bovaird3

Survey TimeSurvey Date
Pa rki ng

Spaces

7.

2.

3.

Notes:
Demand ratio refers to the number of occupied parking spaces per 100 square metres of retail gross floor area (GFA).

The 85th percentile demand ratio refers to 85% of the overall distribution (observed occupancy) equal to or below this number.

The number of occupied spaces based on the observed demand ratio in relation to the GFA of the Project (885 Bovaird Drive East).

3.1.1 4099 Erin Mills Parkway, Mississauga

ln May 2022 and June 2022, four parking surveys were undertaken at 4099 Erin Mills Parkway in the City of Mississauga.

Similar to the Site, the plaza is located approximately 500 metres from a 4O0-series highway (Highway 403) and along a

major arterial road within a largely residential context.

The plaza has a parking supply of 328 vehicle parking spaces to service the existing restaurant and retail uses. The maximum

observed demand ratio for 4099 Erin Mills Parkway was 2.70 parking spaces per 100 square metres of retail GFA, which is

equivalent to 51 occupied parking spaces based on the GFA ofthe 885 Bovaird Drive East Project.

3.L.2 545 Steeles Avenue East, Brampton

ln January 2018, three parking surveys were undertaken at 545 Steeles Avenue East in the City of Brampton. Similar to what

is being proposed for the Site, the plaza contains rnultiple fast-food restaurants with drive-thru facilities and is located along

a major arterial road within a largely residential context.

The plaza has a parking supply of 180 vehicle parking spaces to service the existing uses. The maximum observed demand

ratio for 545 Steeles Avenue East was 3.47 parking spaces per 100 square metres of retail GFA, which is equivalent to 66

occupied parking spaces based on the GFA ofthe 885 Bovaird Drive East Project.

3.1.3 8005 Financial Drive, Brampton

ln March 2018, four parking surveys were undertaken at 8005 Financial Drive in the City of Brampton. Similar to what is

being proposed for the Site, the plaza contains a fast-food restaurant with a drive-thru facility and is located along a major

arterial road within a largely residential context.

BA CONSULTING GROUP LTD.

MOVEMENT IN URBAN ENVIRONMENTS
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The plaza has a parking supply of 135 vehicle parking spaces to service the existing uses. The maximum observed demand

ratio for 8005 Financial Drive was 2.40 parking spaces per 100 square metres of retail GFA, equivalent to 45 occupied
parking spaces compared to the GFA ofthe 885 Bovaird Drive East Project.

3.L.4 L297 Marlborough Court, Oakville

ln September 2019, three parking surveys were undertaken at 1297 Marlborough Court in the Town of Oakville. Similar to
what is being proposed for the Site, the plaza contains a daycare and a fast-food restaurant with a drive-thru facility and is

located along a major arterial road within a largely residential context.

The plaza has a parking supply of 181 vehicle parking spaces to service the existing uses. The maximum observed demarid

ratio for 1297 Marlborough Court was 2.89 parking spaces per 100 square metres of retail GFA, equivalent to 55 occupied

parking spaces compared to the GFA ofthe 885 Bovaird Drive East Project.

3.1.5 Parking Survey Results

The maximum observed demand ratio from the proxy sites surveyed was 3.47 parking spaces per 100 square metres of
retail GFA, which is equivalent to 65 occupied parking spaces for the GFA of the 885 Bovaird Drive East Project (compared

to a proposed parking supply of 74 parking spaces).

A representative 85th percentile demand ratio was also included to account for the fluctuating levels of parking occupancy

anticipated throughout the day. The maximum observed 85th percentile demand ratio from the proxy sites surveyed was

3.25 parking spaces per 100 square metres of retail GFA which is equivalent to 61 occupied parking spaces for the GFA of

the 885 Bovaird Drive East Project (compared to a proposed parking supply of 74 parking spaces).

The average observed demand ratio from the proxy sites surveyed was 2.50 parking spaces per 100 square metres of retail

GFA, which is equivalent to 47 occupied parking spaces for the GFA of the 885 Bovaird Drive East Project (compared to a

proposed parking supply of 74 parking spaces).

The average observed 85th-percentile demand ratio from the prory sites surveyed was 2.38 parking spaces per 100 square

metres of retail GFA, which is equivalent to 45 occupied parking spaces for the GFA of the 885 Bovaird Drive East Project

(compared to a proposed parking supply of 74 parking spaces).

Based on the foregoing the proposed parking supply of 74 parking spaces is expected to appropriately accommodate

the parking demands associated with the Project. Furthermore, given that there is no estimated time of removal for the

six parking spaces affected by the MTO setback area, those six spaces are expected to also be available for the

foreseeable future. An additional two temporary/short-stay spaces (not counted in the site parking supply) are provided

at the end of the proposed drive-thru. Overall, the variance to permit a minimum of 74 parking spaces (instead of the

required minimum of 82 parking spaces) is not expected to result in off-site parking impacts.

BA CONSULTING GROUP LTD.

MOVEMENT IN URBAN ENVIRONMENTS
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4.0 coNcLUstoNs

BA Group is retained by PD Commercial Lakelands lnc. to provide transportation consulting services related to a proposed

retail development with a total gross floor area (GFA) of approximately 1,900 square metres. The development is expected

to accommodate a fast-food provider (with a drive-thru facility), a daycare, and other retail businesses.

1. The parking requirements for the Site are governed by City of Brampton Zoning By{aw 270-2OO4.

2. Based on the application of Zoning By-law 270-2004, a minimum provision of 82 vehicle parking spaces is required for
the Site.

3. The Site is proposing a parking supply of 74 vehicle parking spaces - which is 8 vehicle parking spaces less than the

requirements of the City's Zoning By{aw 270-2OO4. Six additional parking spaces will be constructed within the MTO

setback area which will increase the total parking supply to 80 parking spaces, which will be two parking spaces lower

than the 82 parking spaces required under the City's Zoning By-law 27O-2OO4. An additional two temporary/short-stay

spaces (not counted in the site parking supply) are provided at the end ofthe proposed drive-thru to allow vehicles to
pull over and wait if there is a delay in filling the drive-thru order.

4. Parking demand surveys at comparable sites were conducted on weekdays and Saturdays to understand the number

of occupied parking spaces per 100 square metres of GFA for each proxy site.

5. Based on the parking data, it is anticipated that the peak parking demand for the Site will be approximately 55 occupied

parking spaces. The proposed parking provision would acceptably accommodate the parking demands generated by

the peak hours.

6. lt is recognized that the peak observed parking demand is infrequent and is likely not reflective of the parking demand

observed throughout the course of a day. For the purpose of the analysis, an 85th percentile parking demand was

estimated to represent a moderate to high utilization of the parking lot during the day.

7. Based on the maximum occupancy in the parking data, it is anticipated that the 85th percentile parking demand for the

Site will be approximately 45 occupied parking spaces. The proposed parking provision would acceptably accommodate

the 85th percentile parking demands generated by the peak hours.

8. Based on the foregoing, it is expected that the proposed parking provision will appropriately accommodate the parking

demands associated with the Project.

Sincerely,

BA Consulting Group Ltd

Stuart Anderson, P.Eng.

Senior Associate

BA CONSULTING GROUP LTD.

MOVEMENT IN URBAN ENVIRONMENTS
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Appendix A:
Site Plan

BA CONSULTING GROUP LTD.
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Appendix B:

Parking Survey Results

BA CONSULTING GROUP LTD.
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