APPENDIX 7: Detailed Planning Analysis

The Planning Act, Provincial Policy Statement (PPS), The Growth Plan for the Greater
Golden Horseshoe (Growth Plan), the Regional Official Plan, the City’s Official Plan and
the Springdale Secondary Plan (Area 2) provide direction and policies that encourage
compact, efficient and sustainable development through intensification, and use of
existing infrastructure to provide an appropriate mix of housing types and land uses.
The proposed development at 425 Great Lakes Drive conforms with the general intent
of these plans, as well as specific policies and objectives.

Planning Act

The proposal has been reviewed for its compliance with matters of provincial interest as
identified in Section 2 of the Planning Act. An assessment identified that the sections
applicable to this application include, but are not limited to:

(h) the orderly development of safe and healthy communities;

() the adequate provision of a full range of housing, including affordable housing;
(k) the adequate provision of employment opportunities;
(p) the appropriate location of growth and development;

(q) the promotion of development that is designed to be sustainable, to support public
transit and to be oriented to pedestrians; and,

(r) the promotion of built form that:
(1) is well designed,

(if) encourages a sense of place, and

(iii) provides for public spaces that are of high quality, safe, accessible, attractive
and vibrant.

The proposal is consistent with the goals identified above, including the provision of
much needed senior housing and the essential ancillary personal services, commercial
and medical uses to serve future residents.



Provincial Policy Statement

The proposal has been evaluated and found to be consistent with the matters of
provincial interest as identified in the Provincial Policy Statement (PPS). An assessment
of the PPS sections applicable to this application include the following:

1.1.1 Healthy, liveable and safe communities are sustained by:

(a) promoting efficient development and land use patterns which sustain the
financial well-being of the Province and municipalities over the long term;
(b) accommodating an appropriate affordable and market-based range and mix
of residential types (including single-detached, additional residential units,

multi-unit housing, affordable housing and housing for older persons),
employment (including industrial and commercial), institutional (including
places of worship, cemeteries and long-term care homes), recreation park
and open space, and other uses to meet long-term needs;

(c) avoiding development and land use patterns which may cause
environmental or public health and safety concerns;

(e) promoting the integration of land use planning, growth management, transit-
supportive development, intensification and infrastructure planning to
achieve cost-effective development patterns, optimization of transit
investments, and standards to minimize land consumption and servicing
COStS;

(f) improving accessibility for persons with disabilities and older persons by
addressing land use barriers which restrict their full participation in society;

1.1.3.1 Settlement areas shall be the focus of growth and development.

1.1.3.2 Land use patterns within settlement areas shall be based on densities and a
mix of land uses which:

(a) efficiently use land and resources;
(c) minimize negative impacts to air quality and climate change, and promote
energy efficiency;

1.3.1 Planning authorities shall promote economic development and competitiveness
by:

(a) providing for an appropriate mix and range of employment, institutional, and
broader mixed uses to meet long-term needs;

(b) providing opportunities for a diversified economic base, including
maintaining a range and choice of suitable sites for employment uses which
support a wide range of economic activities and ancillary uses, and take into
account the needs of existing and future businesses;

(d) encouraging compact, mixed-use development that incorporates compatible
employment uses to support liveable and resilient communities, with
consideration of housing policy 1.4;



1.4.1 To provide for an appropriate range and mix of housing options and densities
required to meet projected requirements of current and future residents of the
regional market area, planning authorities shall:

(a) maintain at all times the ability to accommodate residential growth for a
minimum of 15 years through residential intensification and redevelopment
and, if necessary, lands which are designated and available for residential
development; and

(b) maintain at all times where new development is to occur, land with servicing
available through lands suitably zoned

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing
options and densities to meet projected market-based and affordable housing
needs of current and future residents of the regional market area by:

(b) permitting and facilitating:

1. all housing options required to meet the social, health, economic and well-
being requirements of current and future residents, including special
needs requirements and needs arising from demographic changes and
employment opportunities; and

2. all types of residential intensification, including additional residential units,
and redevelopment in accordance with policy 1.1.3.3;

(d) promoting densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of active
transportation and transit in areas where it exists or is to be developed.

The proposed development will provide an appropriate range of housing addressing
demographic changes of an aging population. This proposal involves completion of a
campus of care, with an existing long-term care facility on site with residential suite
and seniors apartments planned for the remaining lands.

Through the use of zoning controls and urban design guidelines, the built form of the
proposed development will integrate into the existing and planned neighbourhood, and
further goals of intensification.

The proposed development is consistent with the PPS (2020).

Growth Plan for the Greater Golden Horseshoe

The application has been evaluated against the Growth Plan for the Greater Golden
Horseshoe to ensure that the proposal conforms to the Plan. The assessment of the
Greater Golden Horseshoe sections applicable to this application include but are not
limited to:

2.2.1.2 Forecasted growth to the horizon of this Plan will be allocated based on the
following:



c) within settlement areas, growth will be focused in:
i. delineated built-up areas;

iii. locations with existing or planned transit, with a priority on higher order
transit where it exists or is planned; and

iv. areas with existing or planned public service facilities;

2.2.1.4 Applying the policies of this Plan will support the achievement of complete
communities that:

a) feature a diverse mix of land uses, including residential and employment
uses, and convenient access to local stores, services, and public service
facilities;

b) improve social equity and overall quality of life, including human health, for
people of all ages, abilities, and incomes;

2.2.6.1 Upper- and single-tier municipalities, in consultation with lower tier
municipalities, the Province, and other appropriate stakeholders, will:

a) support housing choice through the achievement of the minimum
intensification and density targets in this Plan, as well as the other policies
of this Plan by:

i. identifying a diverse range and mix of housing options and densities,
including second units and affordable housing to meet projected needs
of current and future residents.

The proposed development represents intensification of lands already planned for
future growth. The proposal will provide new residential and ancillary commercial and
medical uses for the area. The proposal also provides adequate landscape areas and
appropriate building setbacks along the street frontages of Sandalwood Parkway East
and Great Lakes Drive to create a pedestrian friendly environment.

Approving the proposed development will help achieve the intensification targets as
set out in the City’s Official Plan. The proposed development will accommodate
growth through intensification and contribute to the diversification of Brampton’s
senior housing stock. Therefore, staff is satisfied that the proposed application
conforms to the policies of the Growth Plan for the Greater Golden Horseshoe.

Region of Peel Official Plan

The Region of Peel Official Plan sets the Regional context for more detailed planning by
protecting the environment, managing resources, directing growth and establishing a
basis for providing Regional services in an efficient and effective manner. The
application has been evaluated against the Region of Peel Official Plan to ensure that
the proposal conforms to the Plan. An assessment of the Region of Peel Official Plan
sections applicable to this application include but are not limited to:



5.3.1.4 To achieve intensified and compact form and a mix of land uses in appropriate
areas that efficiently use land, services, infrastructure and public finances
while taking into account the characteristics of existing communities and
services.

5.3.1.8 To provide for the needs of Peel's changing age structure and allow
opportunities for residents to live in their own communities as they age.

5.3.2.2 Direct urban development and redevelopment to the Urban System within the
2031 Regional Urban Boundary, as shown on Schedule D, consistent with the
policies in this Plan and the area municipal official plans.

5.3.2.4 Require development and redevelopment in the Urban System to proceed
according to the growth management and phasing policies of this plan, and the
planned provision of necessary services.

5.5.1.1 To optimize the use of the existing land supply of the Region by directing a
significant portion of growth to the built-up areas through intensification,
particularly the urban growth centres, intensification corridors and major transit
service areas.

5.5.2.1 Direct the area municipalities to incorporate official plan policies to develop
complete communities that are compact, well-designed, transit-oriented, offer
transportation choices, include a diverse mix of land uses, accommodate
people at all stages of life and have an appropriate mix of housing, a good
range of jobs, high quality public open space and easy access to retail and
services.

5.5.2.2 Direct a significant portion of new growth to the built-up areas of the community
through intensification.

5.8.6.2.9 Develop, in collaboration with the area municipalities, measures to provide
opportunities to meet the housing needs of diverse populations.

6.3.1.1 To recognize the diversity of Peel’s aging population in terms of age, ability,
gender, ethnicity, support needs, and income.

6.3.1.2 To provide for the needs of Peel’s aging population and allow opportunities for
seniors to age within their community including the integration of community
facilities and services with residential land uses.

6.3.1.3 To promote the use of universal accessibility design in Peel region’s built
environment to enhance safety, mobility, and independence of seniors.

6.3.1.4 To promote active aging for older adults by establishing healthy, complete, and
accessible communities that are in close proximity to amenities, support
services, and transit.



The proposed development is located within the Regional Urban Boundary, and is
accessible to the transit system. The development proposes a new residential use to
serve older adults with high quality design and associated service commercial and
medical uses to support the creation of complete communities.

The proposal will result in a compact, well-designed development that provides a new
type of housing option to the area. Accordingly the subject applications conform to
the policies of the Region of Peel Official Plan.

City of Brampton Official Plan

The City of Brampton’s Official Plan provides comprehensive policies that facilitate land
use decision making. The purpose of the City of Brampton’s Official Plan is to give clear
direction as to how physical development and land use decisions should plan to meet
the current and future needs of its residents. The property is designated as ‘Residential’
on Schedule A of the Official Plan.

The proposed development is consistent with Section 4 of the Official Plan’s policies
when designated as ‘Residential’ on Schedule A of the Plan. Section 4.2.1.1 describes
the Residential designation as intended to permit predominantly residential land uses
including a full range of dwelling types ranging from single detached houses to high-rise
apartments. Complementary uses, other than Places of Worship, shall be permitted
subject to specific Secondary Plan policies or designations, and may include uses
permitted in the Commercial and Institutional and Public Use designations of this plan,
such as schools, libraries, parks, community and recreation centres, health centres, day
care centres, local retail centres, neighbourhood retail, convenience retail or highway
and service commercial uses. The proposed development of the lands makes efficient
use of land and resources and will provide on-site ancillary service commercial and
medical office uses to support the future residents of the development.

An amendment to the Official Plan is requested for the proposed development as
building heights are generally limited to four storeys in areas outside of designated
intensification areas where the current proposal is to allow a maximum building height
of 12 storeys. The criteria to be met when exceeding this four-storey limitation are
outlined in Section 3.2.8.5 of the Official Plan. The proposed amendment has met the
criteria, generally demonstrating that the proposal is consistent with the Secondary
Plan; contributes to the City’s housing mix, population and employment forecasts, and
planned complete communities; has sufficient access and infrastructure to
accommodate the development; and the development is compatible with adjacent land
uses with regard to building design and setbacks as demonstrated with the approved
Urban Design Brief. The development will provide a new form of housing in the area
(senior apartments) connected to active transportation and transit routes, therefore
supporting a complete community.

The proposal is consistent with the Official Plan as it meets the general intent of the
plan adding to the housing mix within the City, and helping to achieve a complete



community with proximity to existing and planned infrastructure and compatible land
uses.

The proposed amendment to facilitate the development is consistent with the policies
and provisions of the Official Plan. Staff are satisfied that the general intent of the
Official Plan is met.

Springdale Secondary Plan (Area 2)

The subject property is located within the Springdale Secondary Plan (SPA 2). Within
this plan the property is designated as ‘Institutional, Special Site Area 4’. This
designation permits nursing homes, retirement homes, apartment dwellings, and
ancillary uses. The Secondary Plan also calls for attention to design and buffering to
minimize impacts on surrounding uses. To that end, the applicant has received approval
of an Urban Design Brief addressing compatibility with lower rise development in the
area.

Staff are satisfied that the proposal is in keeping with the stated goals of the Springdale
Secondary Plan.

City of Brampton Zoning By-law 270-2004

The subject property is zoned ‘Institutional Two — Section 1067 (12-1067)’ in the City of
Brampton Zoning By-law 270-2004, as amended. As such, a Zoning By-law
Amendment is required to permit the proposed residential development.

The proposal seeks to amend the zoning by-law with two revisions — to the maximum
permitted height and to the required parking rate. The current maximum building height
is 7 storeys but restricted to 5 storeys within 40 metres of Sandalwood Parkway East.
The amendment will permit a maximum building height of twelve (12) storeys. The
parking requirement under the current zoning is a range between 1.23 and 2.0 spaces
per senior independent dwelling unit. The proposed amendment would specify a
reduced parking standard of 1.25 spaces per unit for all apartment units.

Staff are satisfied with the proposed Zoning provisions for the development of the lands.

Sustainability Score and Summary

The City of Brampton’s Sustainability Metrics are used to evaluate the environmental
sustainability of proposed development applications. To measure the degree of
sustainability of this development application, a Sustainability Score and Summary were
completed. The application as proposed reflects a Sustainability Score of 55 points,
which achieves the City’s Silver threshold.



Documents Submitted in Support of the Application

The applicant has submitted and received approval for the following studies and plans
in support of the application:

e Planning Rationale and Justification Report

e Functional Servicing Report and Stormwater Management Report
e Noise Impact Study

e Phase 1 Environmental Site Assessment

e Geotechnical / Soils Report

e Urban Design Brief

e Sustainability Score and Summary

e Traffic Impact Study

e Vegetation Assessment Report

e Tree Assessment Report

e Tree Preservation Plan and Landscape Plan

e Environmental Impact Study and Arborist Report



