Appendix 7
Information Summary
City File Number: OZS-2022-0019

Notwithstanding the information summary provided below, staff advise that, prior to
finalizing recommendations to Council, this application will be further evaluated for
consistency with the Provincial Policy Statement (2020), conformity with the Growth Plan
for the Greater Golden Horseshoe (2020), the Region of Peel Official Plan and the City
of Brampton Official Plan.

Planning Act:

The proposal will be reviewed for its compliance to matters of provincial interest as
identified in the Planning Act R.S.0O 1990. A preliminary assessment identified that the
sections applicable to this application include, but are not limited to:

Section 2 (a) — the protection of ecological systems, including natural areas, features
and functions;

Section 2 (c) — the conservation and management of natural resources and the mineral
resource base;

Section 2 (d) — the conservation of features of significant architectural, cultural,
historical, archaeological or scientific interest;

Section 2(h) — the orderly development of safe and healthy communities;

Section 2(i) — the adequate provision and distribution of educational, health, social,
cultural and recreational facilities;

Section 2(I) — the protection of the financial and economic well-being of the Province
and its municipalities;

Section 2(p) — the appropriate location of growth and development;

Section 2(q) — the promotion of development that is designed to be sustainable, to
support public transit and to be oriented to pedestrians; and

Section 2(r) — the promotion of built form that:

0] is well designed

(i) encourages a sense of place, and

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



Provincial Policy Statement (2020)

The proposal will also be reviewed for its compliance to the Provincial Policy Statement
2020 (PPS). The PPS policies that are applicable to this application include, but are not
limited to:

Section 1.1.1 Healthy, Liveable and safe communities are sustained by:

a) Promoting efficient development and land use patterns which sustain the
financial wellbeing 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) 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.

1.1.3.1 Settlement area 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;

b) are appropriate for, and efficiently use, the infrastructure and public service
facilities which are planned or available, and avoid the need for their unjustified
and/or uneconomical expansion;

e) support active transportation; and
f) are transit-supportive, where transit is planned, exists or may be developed.

Land use patterns within settlement areas shall also be based on a range of uses and
opportunities for intensification and redevelopment in accordance with the criteria in
policy 1.1.3.3, where this can be accommodated.

1.1.3.3 Planning authorities shall identify appropriate locations and promote
opportunities for transit-supportive development, accommodating a significant supply
and range of housing options through intensification and redevelopment where this can
be accommodated taking into account existing building stock or areas, including
brownfield sites, and the availability of suitable existing or planned infrastructure and
public service facilities required to accommodate projected needs.



1.1.3.4 Appropriate development standards should be promoted which facilitate
intensification, redevelopment and compact form, while avoiding or mitigating risks to
public health and safety.

1.5.1 healthy, active communities should be promoted by:

a) planning public streets, spaces and facilities to be safe, meet the needs of
pedestrians, foster social interaction and facilitate active transportation and
community connectivity;

b) planning and providing for a full range and equitable distribution of publicly
accessible built and natural settings for recreation, including facilities, parklands,
public spaces, open space areas, trails and linkages.

1.8.1 Planning authorities shall support energy conservation and efficiency, improved air
guality, reduced greenhouse gas emissions, and preparing for the impacts of a
changing climate through land use and development patterns which:

a) promote compact form and a structure of nodes and corridors;

b) promote the use of active transportation and transit in and between residential,
employment (including commercial and industrial) and institutional uses and
other areas;

e) encourage transit-supportive development and intensification to improve the
mix of employment and housing uses to shorten commute journeys and
decrease transportation congestion;

f) promote design and orientation which maximizes energy efficiency and
conservation, and considers the mitigating effects of vegetation and green
infrastructure;

2.1.1 Natural features and areas shall be protected for the long term;

2.1.2 The diversity and connectivity of natural features in an area, and the long-term
ecological function and biodiversity of natural heritage systems, should be maintained,
restored or, where possible, improved, recognizing linkages between and among
natural heritage features and areas, surface water features and ground water features;

2.1.5 Development and site alteration shall not be permitted in:
d) significant wildlife habitat;
e) significant areas of natural and scientific interest;

unless it has been demonstrated that there will be no negative impacts on the natural
features or their ecological functions;

2.1.8 Development and site alteration shall not be permitted on adjacent lands to the
natural heritage features and areas identified in policies 2.1.4, 2.1.5, and 2.1.6 unless
the ecological function of the adjacent lands has been evaluated and it has been



demonstrated that there will be no negative impacts on the natural features or on their
ecological functions.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2020)

The Growth Plan for the Greater Golden Horseshoe (Growth Plan) provides a framework
for building stronger, prosperous communities by managing growth over the long term.
Guiding principles include supporting complete communities, providing a mix of housing,
and prioritizing intensification. The proposal will be evaluated against the Growth Plan for
the Greater Golden Horseshoe (GGH) to ensure that it conforms to the Plan. A preliminary
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:

a) the vast majority of growth will be directed to settlement areas that:
a. Have a delineated built boundary;
b. Have existing or planned municipal water and wastewater systems; and
c. Can support the achievement of complete communities;
c¢) within settlement areas, growth will be focused in:
i. delineated built-up areas;
ii. strategic growth 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 (3) All municipalities will develop a strategy to achieve the minimum intensification
target and intensification throughout delineated built-up areas, which will:

c) encourage intensification generally throughout the delineated built up area;

d) ensure lands are zoned and development is designed in a manner that
supports the achievement of complete communities;

e) prioritize planning and investment in infrastructure and public service facilities
that will support intensification; and

f) be implemented through official plan policies and designations, updated zoning
and other supporting documents

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;

c) provide a diverse range and mix of housing options, including additional
residential units and affordable housing, to accommodate people at all stages of
life, and to accommodate the needs of all household sizes and incomes;

e) provide for a more compact built form and a vibrant public realm including
public open spaces;

2.2.4.10 lands adjacent to or near existing and planned frequent transit should be
planned to be transit-supportive and supportive of active transportation and a range and
mix of uses and activities

4.2.2 (2) Municipalities will incorporate the Natural Heritage System for the Growth Plan
as an overlay in official plans, and will apply appropriate policies to maintain, restore, or
enhance the diversity and connectivity of the system and the long-term ecological or
hydrologic functions of the features and areas as set out in the policies in this
subsection and the policies in subsections 4.2.3 and 4.2.2 (3) Within the Natural
Heritage System for the Growth Plan:

a) New development or site alteration will demonstrate that:

(i) there are no negative impacts on key natural heritage features or key
hydrologic features or their functions;

(i) connectivity along the system and between key natural heritage features
and key hydrologic features located within 240 metres of each other will
be maintained or, where possible, enhanced for the movement of native
plants and animals across the landscape;

(i) the removal of other natural features not identified as key natural heritage
features and key hydrologic features is avoided, where possible. Such
features should be incorporated into the planning and design of the
proposed use wherever possible;

(iv) except for uses described in and governed by the policies in subsection
4.2.8, the disturbed area, including any buildings and structures, will not
exceed 25 per cent of the total developable area, and the impervious
surface will not exceed 10 per cent of the total developable area;

4.2.2 (6) Beyond the Natural Heritage System for the Growth Plan, including within
settlement areas, the municipality:

a) will continue to protect any other natural heritage features and areas in a
manner that is consistent with the PPS; and

b) may continue to protect any other natural heritage system or identify new
systems in a manner that is consistent with the PPS



Region of Peel Official Plan

The Region of Peel Official Plan provides a policy framework that facilitates decisions
with respect to land use matters. It is intended to guide how the Region will grow and
develop while protecting the environment and managing resources. It provides a basis
for efficiently managing growth.

The proposal will be evaluated against the Region of Peel Official Plan to ensure that it
conforms to the Plan. The Region of Peel Official Plan sections that are applicable to
this application include but are not limited to:

2.3.1 To identify, protect and support the restoration and rehabilitation of the
Greenlands system in Peel

2.3.2.1 Define the Greelands System in Peel as made being up of:

c) potential Natural Areas and Corridors, which will be interpreted, protected and

shown, as appropriate, in the area municipal official plans. Potential natural areas
and corridors will be analyzed to determine their functional role in supporting and

enhancing the integrity of the Greelands System in Peel.

2.3.2.25 Direct area municipalities to require environmental impact studies for
development and site alteration within and on adjacent lands to the Greenlands System
and to include policies in their official plans for the protection of the Greenlands System
in accordance with the policies of this Plan and provincial policy.

5.3.1.1 To conserve the environmental and resource attributes of the region.
5.3.1.2 To achieve sustainable development within the Urban System

5.3.1.3 To establish healthy complete urban communities that contain living,
working and recreational opportunities, which respect the natural environment,
resources and the characteristics of existing communities.

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

5.3.1.5 To achieve an urban structure, form and densities which are pedestrian
friendly and transit-supportive.

5.3.1.7 To recognize the integrity and physical characteristics of existing
communities in Peel

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.



5.3.2.3 Plan for the provision and financing of Regional facilities and services so
as to efficiently use existing services and infrastructure, and encourage a pattern
of compact forms of urban development and redevelopment.

5.5.1.6 Support planning for complete communities in Peel 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 open space, and easy access
to retail and services to meet daily needs.

5.3.2.3 Plan for the provision and financing of Regional facilities and services so
as to efficiently use existing services and infrastructure, and encourage a pattern
of compact forms of urban development and redevelopment.

5.9.2.5 Optimizing the use of existing and new Regional transportation
infrastructure to support growth in an efficient, compact form.

3.6.2.5 Directing area municipalities to require, in their official plans, that the
proponents of development proposals affecting heritage resources provide for
sufficient documentation to meet Provincial requirements and address the
Region’s objectives with respect to cultural heritage resources.

3.6.2.7 Direct the area municipalities to only permit development and site
alteration on lands containing archaeological resources or areas of
archaeological potential if the significant archaeological resources have been
conserved by removal and documentation, or by preservation on site.

3.6.2.8 Directing area municipalities to only permit development and site
alteration on adjacent lands to protected heritage property where the proposed
property has been evaluated and it has been demonstrated that the heritage
attributes of the protected heritage property will be conserved.

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.

5.5.4.2.6 Direct the area municipalities to incorporate official plan policies to plan
for complete communities within designated greenfield areas that create high
quality public open spaces with site design and urban design standards that
support opportunities for transit, walking and cycling.

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 Plan is to guide development and infrastructure
decisions and set the basis for addressing the challenges of growth in Brampton. The



Plan incorporates upper level planning policies of the PPS, the Growth Plan and the
Regional Official Plan.

The property is designated as ‘Open Space’ on Schedule A — General Land Use
Designations of the Official Plan, as well as ‘Open Space’, and ‘Designated Greenfield
Area’ on Schedule 1 — City Concept. Schedule D of the Official Plan identifies the property
as ‘Woodland’. Schedule E of the Official Plan designates the property as
‘Valleyland/Watercourse corridor’.

The application will be evaluated against the City of Brampton Official Plan to ensure that
the proposal conforms to the Plan. A preliminary assessment of the Official Plan sections
applicable to this application include but are not limited to:

4.6.6 Natural Heritage System

4.6.6.1 The precise boundaries and alignments of natural heritage features and areas
as indicated on Schedule “D” will be determined site specifically on the basis of the
policies of this Plan and in consultation with the appropriate Conservation Authority.

4.6.6.2 The City will develop environmental strategies, programs and models in
conjunction with the conservation agencies with regard to current environmental
planning, conservation and management approaches to support the protection,
restoration, and linkage or where possible enhancement of the natural heritage system
and ecosystem functions.

4.6.6.3 The extent of the City’s natural heritage system will be evaluated and identified
through a watershed plan, subwatershed studies (see Section 4.6.1) Environmental
Implementation Reports /Studies (see Section 4.6.2) and natural heritage system
studies prepared through the City’s development approval process and in consultation
with the relevant agencies. A review of the adjacent land should also be undertaken as
part of these studies. Natural hazards must be adequately addressed in accordance
with Provincial natural hazards standards and Regulatory requirements. The results of
these studies may refine the extent of natural heritage features designated on Schedule
“D”. If a particular area is not subject to a broad level planning exercise (for example a
Secondary Plan), refinement of boundaries of natural features and concerns for the
adjacent lands may be determined on a site by site basis through an Environmental
Impact Study subject to the approval of the City in consultation with the relevant
Conservation Authority. Any such refinements to the boundaries of features or their
buffers will not require an amendment to Schedule D.

4.6.6.4 Further to policy 4.6.6.3, the required comprehensive environmental study will
assess the potential impacts of a development proposal within and/or adjacent to the
natural heritage system, to define requirements to eliminate, minimize and mitigate
impacts and to assess opportunities for restoration and linkages or where possible,
enhancement.



4.6.6.5 For development application, including redevelopment and intensification, within
the Built Boundary, the City will seek opportunities to manage, restore, connect and
where possible, enhance existing open space and natural areas, as feasible.

4.6.6.7 The City shall consult and cooperate with the Conservation Authorities, the
Ministry of Natural Resources, Ministry of Environment, or municipality and agency as
necessary to identify, inventory, monitor and manage the local natural heritage system.

4.6.6.8 Development and site alteration shall not be permitted on lands adjacent to the
natural heritage features and areas identified on Schedule “D” unless an Environmental
Implementation Report and/or Environmental Impact Study has been prepared having
regard for the concerns of the relevant conservation authority, as well as other
agencies, to the satisfaction of the City and the report and/or study has demonstrated
that there will be no negative impacts on the significant natural features or their
ecological functions.

4.6.6.9 For the purposes of this policy, adjacent lands are those lands contiguous to a
specific natural heritage feature or area where it is likely that development or site
alteration would have a negative impact on the feature or area. The extent of the
adjacent lands shall be determined in consultation with the Conservation Authorities
having regard for the Province’s Natural Heritage Reference Manual.

4.6.6.10 The City shall seek opportunities, where feasible, through development or
redevelopment, to buffer adjacent natural areas and identify opportunities to provide or
enhance connections.

4.6.6.13 On lands subject to a development application where any natural feature or
area designated on Schedule “D” is damaged, destroyed or removed, there will be no
adjustment to the boundary or redesignation of these features or areas in the Official
Plan. The applicant will be required, as a condition of development approval, to prepare
a site restoration plan for the damaged or destroyed feature and undertake the
restoration prescribed in the plan, to the satisfaction of the City.

4.6.6.19 The City shall strive to achieve no net loss and if possible, a net gain, in natural
heritage features and areas. In some instances where studies demonstrate that
development and site alteration will have no net loss on a natural heritage feature
and/or area, and removal is permitted by this Plan, the compensation for the feature
and/or area that is no longer retained as part of the natural heritage system may be
requested and subject to approval, compensation may be provided at another
appropriate location to maximize the benefits to the natural heritage system.

4.6.6.23 The City will promote a naturalistic approach to restoration, enhancement and
landscaping through native species selection (i.e. trees, shrubs and herbaceous
vegetation), and planting densities and layouts to ensure long term biodiversity,
community aesthetics and community objectives.



4.6.6.28 The City will consider the following planning principles in the design of all
development to assist in the protection, enhancement and restoration of significant
natural heritage, surface water and ground water features:

V) The need for careful siting of dwellings and additional landscaping pursuant to
the provisions of zoning by-laws and development agreements;

4.6.6.30 Natural heritage features and areas including associated setbacks and
conservation buffers shall be zoned as a separate classification in the implementing
Zoning By-law as part of a specific development proposal. Existing uses will be
recognized as legal non-conforming, where appropriate, despite the designation on
Schedule “D’.

4.6.7.4 Through the development approval process, valleylands and watercourse
corridors including associated environmental hazards and defined conservation buffers
will be gratuitously conveyed to the City of Brampton. Municipal conveyance of these
corridors and buffers will not be considered as contributing towards the parkland
dedication requirements under the Planning Act.

Recreation Open Space

4.7.1.2 The Open Space designation on Schedule “A” indicates major open space
features. These features include public and private open space,
valleylands/watercourse corridors, wetlands and woodlands. Many of these
environmental features have been recognized as having city-wide, regional or provincial
significance, as described in Section 4.6 Natural Heritage and Environmental
Management.

4.7.1.4 Development is generally prohibited within recreational open space areas
identified on Schedule “E” with the exception of recreational and cultural facilities,
conservation projects, cemeteries, public transit and essential public works and utilities.

4.7.1.13 In instances where recreational open space (as designated on Schedule “E”)
abuts natural heritage features (as designated on Schedule “D’), the exact boundaries
of each designation will be determined based on watershed, subwatershed or
environmental studies, if available, on a site specific basis, based on site visits and input
from the City and the appropriate Conservation Authority.

4.11.4.1 Urban design objectives and principles shall form an integral part of the City’s
land use planning and decision-making processes to ensure that the goal of achieving
an attractive and sustainable physical environment is met. All forms of development
shall be subject to the policies of this section.

4.11.4.2 The City shall take a leading role in proactively promoting superior physical
development design including the creation of high quality public realm.



Places of Worship

49.8.1

Places of Worship shall be generally permitted within the Residential, Central Area, Regional
Retail, District Retail, Convenience Retail, Business Corridor, Industrial and Major Institutional
designations of this Plan subject to the criteria specified in the land use designation, except
where it is expressly prohibited in the applicable Secondary Plan.

In order to protect the designated employment lands within the City, Places of Worship shall be
permitted in areas designated for employment purposes only in accordance with the criteria
outlined in this Plan. The relevant Official Plan land use designation and implementing Zoning
By-law will set out provisions and performance standards with respect to location and size.

Places of Worship shall be subject to the following general functional and land use compatibility
criteria, as well as the specific criteria of the land use designation in which they are located:

() On-site parking shall be provided to accommodate regular worship attendance and other
regular events in accordance with the City’s Zoning By-Law standards, which are based
on the worship area/person capacity of the Place of Worship. Sufficient parking shall be
provided to meet typical peak demand, unless reduced standards or alternative
arrangements, including shared parking or on-street parking are approved by the City.

(i) Places of Worship shall be properly integrated into the surrounding neighbourhood in a
manner that will not adversely impact adjacent land uses. The size, height, massing and
scale of the building shall be compatible with the character of the adjacent uses

(i) Places of Worship that include a sensitive land use, as defined by Provincial Policy
Statement (such as residences and day care centres), shall not be permitted in areas
where they are likely to experience an adverse effect from contaminant discharges
generated by a major facility, or within the Lester B. Pearson International Airport
(LBPIA) Operating Area.

(iv) Places of Worship shall generally be located on arterial and collector roads, and not on
local residential roads

(v) Applications for a Place of Worship submitted under the Planning Act shall be subject to
a planning review that takes into consideration the criteria set out in Section 4.9.8 and
other relevant policies of the Official Plan, and shall demonstrate the ability to physically
integrate the Place of Worship with the host neighbourhood in an appropriate manner,
including but not limited to scale, access and parking. Exceptions to the criteria shall
only be accommodated if it can be clearly demonstrated to the satisfaction of the City
that the built form and site characteristics of the proposed Place of Worship and the
surrounding neighbourhood can support the use

Bram East (SPA41) Secondary Plan

The subject property is designated ‘Mixed Commercial/Industrial’ within the Bram East
Secondary Plan. An amendment to the Bram East Secondary Plan is required to facilitate



the proposed development. Policies within the Bram East Secondary Plan (SPA41) that
the application will be evaluated against include, but are not limited to:

3.2.11 The development of lands designated Mixed Commercial Industrial on Schedule
SP41(a) shall coincide with the Business Industrial policies of Part I, section 4.2 and other
relevant policies of the Official Plan. Permitted uses typically include motels, restaurants,
retail warehousing (such as furniture and appliance stores, home improvement centres,
toy and sporting goods stores), automotive sales, service and repair facilities, specialty
food and grocery stores up to 600 m2 (6,500 square feet), prestige industrial uses with or
without ancillary retail, office or service functions, warehousing operations, parks, open
space and community service uses.

i) Where there is conflict or inconsistency between a provision in the current Official Plan
and a provision in a secondary plan, the current Official Plan shall prevail. When such a
conflict is identified, efforts shall be made to revise the plans to correct the conflict.

Bram East Block Plan (41-1)

The proposed development will be reviewed against the policies and objectives of the
Bram East 41-1 Block Plan and Community Design Guidelines.

The subject property is also designated ‘Commercial’ on the Bram East Sub-Area 1 Block
Plan.

The subject property contains an ‘Existing Woodlot’ as per Section 1.4 of the Community
Structure of the Block Plan under the Community Design Guidelines.

Policy 1.4 states that ‘A woodlot is located on non-participating lands at the southeast
corner of the block. At such time as the lands identified as woodlands comes under
development control, a detailed assessment will be required by the City’.

City of Brampton Zoning By-law

The subject land is zoned ‘Agricultural’ as per City of Brampton Zoning By-law 270-2004,
as amended. The ‘Agricultural’ zone permits (a) Agricultural uses (1) agricultural purposes
as defined in Section 5 of this by-law; (b) Non-Agricultural uses such as a single detached
dwelling; Supportive Housing Residence Type 1 or a Supportive Housing Residence Type
2; and more.

An amendment to the Zoning By-law is required in order to facilitate the proposal.

The subject property contains an ‘Existing Woodlot’ as per Section 1.4 of the Community
Structure of the Block Plan under the Community Design Guidelines.



Policy 1.4 states that ‘A woodlot is located on non-participating lands at the southeast
corner of the block. At such time as the lands identified as woodlands comes under
development control, a detailed assessment will be required by the City.

Sustainability Score and Summary

The City of Brampton’s Sustainability Metrics are used to evaluate the environmental
sustainability of development applications. To measure the degree of sustainability of this
development application, a Sustainability Score and Summary were submitted. The
proposed application has a Sustainability Score of 52, which meets the bronze threshold
for approval. City staff will verify the sustainability score prior to the Recommendation
Report.

Documents Submitted in Support of the Application

e Application Form

e Cover Letter

e Concept Plan

e Draft Notice Signage

e Planning Justification Report

e Official Plan Amendment

e Zoning By-law Amendment

e Functional Servicing Report (including storm water management)
e Traffic Impact Study

e Geotechnical Study

e Archeological Stage 1 Report

e Tree Inventory & Preservation Plan

e Urban Design Brief

e Phase 1 & 2 Environmental Site Assessment
e Environmental Impact Stdy

e Public Consultation Strategy

e Grading Plan

e Servicing Plan

e Architectural Plans

e Sustainability Score



