
To permit the development of a 51-storey mixed-use development on a 7-storey podium with of 551 Residential 

Units and 591 Underground Parking Spaces 

104 and 118 Queen Street West
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APPLICATION TO AMEND THE OFFICIAL PLAN AND 

ZONING BY-LAW
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LOCATION OF SUBJECT PROPERTY



AREA CONTEXT

Agricultural

North:
Nelson Street West, beyond which is low rise residential, lands subject 
to a Development Proposal for a high-rise mixed-use building, and the 
Brampton Innovation District GO station. 

South:
Queen Street West, beyond which is existing commercial building and  
low rise residential dwellings. 

East:
Elizabeth Street North, beyond which is low rise residential dwellings 
and existing commercial buildings. 

West:
Mill Street North, beyond which are low rise residential.  
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SITE VISIT 
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DEVELOPMENT PROPOSAL

Further details include:
• Residential Apartment Units – 551 units

• 1 Bedroom/1 Bedroom + Den – 408 units

(74.1%)

• 2 Bedroom/2 Bedroom + Den – 91 units (16.5%)

• 3 Bedroom – 52 units (9.4%)

• Total Parking Provided - 591 Parking Spaces

• 481 Resident Parking Spaces

• 110 Visitor Parking Spaces

• Total Bicycle Parking Spaces Provided – 332 Bicycle

Parking Spaces

• Total Proposed Indoor Amenity – 1,100 square metres

• Total Proposed Outdoor Amenity – 1,100 square

metres

• Proposed Floor Space Index – 15.44 (gross), 18.70 (net)

• Retail GFA – 397 square metres

An application to amend the Official Plan 

and Zoning By-law

To facilitate the development of a 51 mixed-use building.  



TERTIARY PLAN 

• A Tertiary Plan is a land use study 
to guide new or redevelopment 
proposals within a specified area.

• The City can require them from 
applicants to demonstrate how 
the development of their site can 
be coordinated with other 
properties. 

• A Tertiary Plan was submitted 
with this application and, if 
approved, would be attached as 
an appendix to the Secondary 
Plan.



PLANNING FRAMEWORK SUMMARY

The application will be evaluated based on: 

• The Planning Act

• Provincial Policy Statement (2020)

• Growth Plan for the Greater Golden Horseshoe (2020)*

• Region of Peel Official Plan

• City of Brampton Official Plan

• Downtown Brampton Secondary Plan 

Also following the principles of:

• Brampton 2040 Vision



CURRENT PLANNING CONTEXT: OFFICIAL PLAN DESIGNATION

• OP Land Use Designation: Central Area 

• Permitted Uses: Free-standing or mixed-use development that 
include a range of office, retail and service activities, residential 
uses, entertainment and cultural uses, institutional uses, high 
density employment and major transit infrastructure. 

• The property is also located within a Primary Major Transit 
Station Area (MTSA); conformity with the policies shall be 
considered. 

An amendment to the Official Plan is required to facilitate the 
development. 

*The new Brampton Plan was recently approved by the Region of Peel on May 9, 2024. An 
Official Plan Amendment may not be required to facilitate the proposal once the new 
Official Plan is in force and effect, subject to the appeal period which ends on June 5, 2024



CURRENT PLANNING CONTEXT: Brampton Plan 

• The subject site is 
designated as 
‘Community Areas’, 
‘Urban Centers’, and 
‘Primary Major Transit 
Station Areas’ on 
Schedule 1A – City 
Structure 

• The subject site is 
designated as ‘Mixed Use 
(High-Rise Mixed Use)’ on 
Schedule 13b – Brampton 
Major Transit Station 
Areas KIT-3 Brampton GO 
Land Use Plan 



CURRENT PLANNING CONTEXT: SECONDARY PLAN DESIGNATION

Downtown Brampton Secondary Plan (Area 7)  

Land Use Designation: “Central Area Mixed Use” 

Lands designated Central Area Mixed-Use on Schedule SP7(a) are 
intended to accommodate mixed-use developments incorporating any 
combination of commercial, retail, office, residential, hotel, open 
space, recreational, institutional, a full range of entertainment and 
cultural uses which are managed as a unit. 

An amendment to the Secondary Plan is required to facilitate the 
proposed uses. 

*The new Brampton Plan was recently approved by the Region of Peel on May 9, 
2024. A Secondary Plan Amendment may not be required to facilitate the proposal 
once the new Official Plan is in force and effect, subject to the appeal period which 
ends on June 5, 2024.

**As per the Section 4 of the City’s Major Transit Station Area Implementation 
Policies in the approved Brampton Plan, until such time as Secondary Plan and/or 
Precinct Plan policies are implemented for each Primary Major Transit Station 
Areas, the Major Transit Station Area policies in Chapters 2 and 4 of this Plan take 
precedent over any land use and minimum density existing Secondary Plan policies. 

Subject Site



CURRENT PLANNING CONTEXT: ZONING BY-LAW
Current Zone: Central Area Mixed Use One 

(CMU1) Zone and Residential Extended 

One Zone R2B(1) Zone

Permitted uses in the Central Area Mixed Use One (CMU1) Zone 

include but are not limited to:

• a personal service shop; 

• an office;

• a community club; and

• an animal hospital.

Permitted Uses in the Residential Extended One (R2B (1)) Zone 

include:

• a single detached dwelling;

• a semi-detached dwelling;

• a duplex dwelling;

• a triplex dwelling;

• a double duplex building;

• a multiple residential dwelling containing no more than 4 

dwelling units

A Zoning By-Law Amendment is required to facilitate the 

development.



PROPOSED PLANNING CONTEXT: ZONING BY-LAW AMENDMENT

Proposed Zones Highlight of proposed Zone

Central Area Mixed Use One –
Special Section XXXX (CMU1-
XXXX)

Permitted Uses:
a) An apartment dwelling
b) Commercial uses
c) Medical office
d) Grocery or convenience store
e) Dining room restaurant
f) Pharmacies
g) Health or fitness centre
h) Outdoor patios
i) Day care
j) Temporary sales office

Maximum Floor Space Index (FSI)
a) 12.0 

Maximum Building Height:
a) 51 storeys

(Proposed Zones: Central Area Mixed Use One – Special Section XXXX 
(CMU1-XXXX))

The proposed Zoning By-law Amendment will rezone the subject site from Central Area Mixed Use One (CMU1) and Residential 
Extended One Zone (R2B(1)) to Central Area Mixed Use One (CMU1) with a Special Section (CMU1-XXXX). 

CMU1-XXXX



KEY ISSUES / CONSIDERATIONS

Land Use Compatibility & Emerging MTSA Framework:
• The subject property is located within the boundaries of the Brampton 

GO Primary Major Transit Station Area (MTSA), where intensification is 
planned to occur. Staff are looking to ensure that new buildings are 
compatible with the existing neighbourhood context while also 
considering future intensification.

Building Height, Separation, and Setbacks:
• Ensuring appropriate height, tower separation, and building setbacks 

are implemented through the Zoning By-Law Amendment process.

Tertiary Plan:
• Ensuring the re-development potential of neighbouring parcels within 

the block are not unreasonably impacted by the proposed 
development. 

Heritage: 
• The subject lands are in proximity to existing heritage properties. As 

such, the design of the buildings should be sympathetic to the 
surrounding heritage. 



NEXT STEPS

Recommendation/Final report 

Notice of complete application

Circulation to departments and agencies 

Notice of public meeting 

Appeal period  

Public Meeting (We are here)
The public meeting is to share information with members of the public on the application, and give them the opportunity to express their 

perspectives and opinions for consideration in the decision making process. 

Collect & Review Public, Technical and Other Comments



ACCESS THE DEVELOPMENT APPLICATION

1. Click the BramPlan Online link: 
https://planning.brampton.ca/CitizenAccess/D
efault.aspx

2. Click the Search for An Application link:
https://planning.brampton.ca/CitizenAccess/Ca
p/CapHome.aspx?module=Planning&TabName
=Planning

3. Type the file number in the required field:
File Number: OZS-2024-0034

4. On the OZS-2024-0034 file page click:
The File Info Tab, and click documents to 
review all application drawings and documents.

https://planning.brampton.ca/CitizenAccess/Default.aspx
https://planning.brampton.ca/CitizenAccess/Cap/CapHome.aspx?module=Planning&TabName=Planning


CONTACT INFORMATION

The report and presentation associated with tonight’s meeting 
can be found online at www.brampton.ca on the MEETINGS and 
AGENDAS page.

 City Planner contact:

Chinoye Sunny

Development Planner 

City of Brampton

Chinoye.Sunny@brampton.ca

 Applicant contact:

Raymond Ziemba   

SGL Planning & Design Inc. 

rziemba@sglplanning.ca

mailto:Chinoye.Sunny@brampton.ca


Thank you!


