
Appendix 1 

RECOMMENDATION REPORT 
DATED JUNE 20TH, 2022 

 



 
  

Report 
Staff Report 

The Corporation of the City of Brampton  
2022-06-20 

 
Date:   2022-06-01 
 
File:   OZS-2020-0036 and 21T-20011B 
 
Subject:  RECOMMENDATION REPORT 
   Application to Amend the Official Plan, Zoning By-law and Draft Plan  

of Subdivision. 
(To facilitate a Plan of Subdivision consisting of 9 single detached 
dwellings, 39 street townhouses, one condo townhouse block, one 
apartment block, one park, one partial stormwater management 
pond and several Natural Heritage System blocks)   
Korsiak Urban Planning – Jim and Luisa Mocon 
1879 Queen Street West 
South side of Queen Street West and east of Mississauga Road  
Ward: 4 

  
 
Contact: Kelly Henderson, Development Planner, Development Services, 905-874- 

2619, Kelly.Henderson@Brampton.ca 
David VanderBerg, Manager, Development Services, 905-874-2325, 
David.Vanderberg@Brampton.ca   

 
Report Number: Planning, Bld & Ec Dev-2022-500 
 
 
Recommendations: 

1. That  the report titled: Recommendation Report, Application to Amend the 
Official Plan, Zoning By-law and for a Draft Plan of Subdivision, Korsiak Urban 
Planning – Jim and Luisa Mocon, 1879 Queen Street Ward 4 (File #: OZS-
2020-0036), dated June 1st, 2022 to the Planning and Development Committee 
Meeting of June 20th, 2022, be received; and,  
 

2. THAT the Official Plan, Zoning By-law Amendment  and Draft Plan of 
Subdivision application submitted by Korsiak Urban Planning, on behalf of Jim 
and Luisa Mocon. (File: OZS-2020-0036) be approved, on the basis that they 
represent good planning, including that they are consistent with the Provincial 
Policy Statement, conform to the Growth Plan for the Greater Golden 
Horseshoe, the Region of Peel Official Plan and the City’s Official Plan for the 
reasons set out in the Planning Recommendation Report dated June 1st, 2022;  
 

mailto:Kelly.Henderson@Brampton.ca
mailto:David.Vanderberg@Brampton.ca


3. THAT the amendments to the Official Plan generally in accordance with the 
attached Appendix 13 to this report be adopted; 
 

4. THAT the amendments to the Zoning By-law generally in accordance with the 
attached Appendix 14 this report be adopted; 
 

5. THAT the attached Tertiary Plan included in the Official Plan Amendment 
attached as Appendix 13 to this report be approved;  
 

6. THAT no further notice or public meeting be required for the attached Official 
plan Amendment and Zoning By-law Amendment as per section 22 (6.1) and 
Section 34 (10.4) of the Planning Act, R.S.O. c. P. 13, as amended.  

 
Overview: 
 

 This report recommends approval of an application to amend the Official 
Plan, Zoning By-law and a proposed Draft Plan of Subdivision.  
 

 The proposal includes a residential development consisting of 9 single 
detached dwellings, 39 street townhouses, one condo townhouse block, 
one apartment block, one park, one partial stormwater management pond 
and several Natural Heritage System blocks.  

 
 The lands are designated ‘Residential’ and ‘Open Space’ on Schedule A 

of the Official Plan, ‘Valleylands and Watercourse Corridors’ and ‘Areas 
of Natural and Scientific Interest – Life Science’ on Schedule D – Natural 
Heritage Features and Areas. An Amendment to the Official Plan is 
required.  

 
 The subject property is designated ‘Special Policy Area, ‘Low Density 

Residential 1’ and ‘Primary Valleyland’ within the Credit Valley Secondary 
Plan (SPA 45).  An Amendment to the Secondary Plan is required.  

 
 The property is located within the Queen Street West – Credit Valley 

Tertiary Plan, the Tertiary Plan is proposed to be revised to recognize an 
increase in height and density for the apartment block.  

 
 The property is zoned ‘Agriculture’ (A) and ‘Recreation Commercial 

Section 560’ (RC-560) by By-law 270-2004, as amended. An Amendment 
to the Zoning By-law is required to facilitate the proposal.  

 
 A Statutory Public Meeting for this application was held on June 7th 2021. 

Member of the public provided written comments on the application prior 
to the public meeting. Details of the Statutory Public Meeting are 
included in Appendix 10 of this report.  
 



 The Draft Plan of Subdivision, Official Plan and Zoning By-law 
Amendment are generally consistent with the application presented as 
the Public Meeting held June 7th, 2021.  
 

 The proposal represents good planning, is consistent with the Provincial 
Policy Statement and is in conformity with the Growth plan for the 
Greater Golden Horseshoe as well as the Region and City’s Official 
Plans. 

 
 The proposal is consistent with the “2018-2022 Term of Council 

Priorities” by supporting “A City of Opportunities” theme. The proposal 
is consistent with the direction of building complete communities to 
accommodate growth for people and jobs. 

 
 
 
Background: 
 
This application proposes to amend the Official Plan, Zoning By-law and a proposed 
Draft Plan of Subdivision to facilitate the development of nine single detached dwellings, 
39 street townhouses, one condo townhouse block, one apartment block, one park, one 
partial stormwater management pond and several Natural Heritage System blocks. 
 
The subject application was submitted on behalf of Jim and Luisa Mocon on March 
29th, 2021. The application has been reviewed for completeness and found to be 
complete in accordance with the Planning Act. A formal Notice of Complete Application 
dated April 6th, 2021 was provided to the applicant, with the Public meeting taking place 
on June 7th, 2021.  
 
Prior to this application being submitted and in accordance with the policies of Special 
Policy Area 2 of the Secondary Plan, the subject applicant participated in a Tertiary Plan 
process. A Tertiary Plan is a non-statutory planning document required in specific areas 
identified by the City to show how multiple parcels can be developed in a holistic and 
coordinated manner. Owners currently developing their lands are required to show that 
their plans do not impede on the future development of other lands in close proximity. 
Tertiary Plans are illustrative, and are not binding on land owners. They are often 
amended as formal development applications proceed.  
 
Cesta, Larencore and the Brampton Rotary Club were the initial participating owners 
who submitted a tertiary plan on February 2018, which was revised on July 26, 2019. 
The owners worked cooperatively with staff, the Region, and Credit Valley Conservation 
(CVC) to refine the tertiary plan, which was supported by a substantial amount of 
technical work. Originally the Tertiary Plan report was deferred from the September 23, 
2019 Planning Committee, after which, the lands owned by the Mocon’s, owners of the 
lands subject to this application, became an additional participating owner. On October 
16th, 2019, all participating landowners submitted a Tertiary Plan that they all agreed 



on. Council accepted and endorsed the tertiary plan at their meeting of October 19th, 
2019. 
 
It should be noted that an amendment to the Tertiary Plan has been submitted as part 
of this application to demonstrate how all the properties can be developed with the 
increased density within the apartment block proposed through the application subject 
to this application.  
 
Current Situation: 
 
Proposal: 
 
The proposal to amend the Official Plan, Zoning By-law and Draft Plan of Subdivision 
application has been filed with the City to develop the approximately 6.9 ha (17.1 ac.) 
site. The details of the proposal are as follows (refer to Appendix 1): 
 

 Nine single detached units; 
 

 39 street townhouses; 
 

 One Townhouse Condominium Block with seventeen units; 
 

 An apartment block, being 12 storeys with 200 units; 
 

 A park and a stormwater management block;  
 

 Three public streets (shown s Street ‘A’, ‘B’ and ‘C’). Street ‘A’ is proposed to connect 
to Queen Street West; and,  

 
 Natural Heritage Systems with buffers.  

 
Property Description and Surrounding Land Use (Refer to Appendix 2): 
 
The lands have the following characteristics: 
 

 is municipally known as 1879  Queen Street West 
 

 has a total site area of approximately 6.9 hectares (17.1 acres) 
 

 has a frontage of approximately 96.6 metres (316.9 feet) along Queen Street West 

 

 

 



The surrounding land uses are described as follows: 
 

North: Beyond Queen Street West are single detached dwellings and a 
stormwater management pond. 

South: Natural Heritage features and Lionhead Golf Course.     

East: The Rotary Club lands planned for an apartment building and beyond is 
Branthaven’s townhouse development. 

 
West:           Cesta’s development planned for a range of residential and townhouse   
                     dwellings before Mississauga Road. 
 
Summary of Recommendations 
 
This report recommends that Council enact the Official Plan Amendment and Tertiary 
Plan attached hereto as Appendix 13 and the Zoning By-law Amendment attached 
hereto as Appendix 14. 
 
Planning Analysis Summary  
 
This application proposes a compatible residential development at an appropriate 
residential density for the subject area, and helps with the achievement of a complete 
community with access to public transit.  
 
With respect to urban and community design, the proposed development implements an 
upscale executive residential design through elements such as vehicular and pedestrian 
access, the appropriate design and siting of the proposed dwellings, and open space 
features. 
 
The proposed applications are consistent with the Provincial Policy Statement and are 
in conformity with the Growth Plan for the Greater Golden Horseshoe as well as the City 
and Region’s Official Plans. The proposal appropriately considers matters of provincial 
interest as set out in Section 2 of the Planning Act (Please see Appendix 9 for a detailed 
analysis). 
 
Planning Act 
 
The proposal has regard for matters of provincial interest that are set out in the Planning 
Act. The proposed development is in an appropriate location (Section 2(h)) for a high-
density, mixed-use development as it is located adjacent to an existing transit route, 
being Zum and the proposed BRT route. The development includes a mix of built forms, 
network of pedestrian-friendly streets and an interconnected open space. It is designed 
to be sustainable, to support public transit (Section 2(q)). The development is well 
designed, encourages a sense of place and provides for high quality public spaces 
(Section 2(r)). The mix of proposed built forms provides for a wide range of housing 



opportunities (Section 2(j)). The development has regard for matters of provincial 
interest that are set out in the Planning Act and represents orderly development in a 
location that is suitable for growth and development with adequate consideration for the 
protection of the ecological system (Section 2(a)).  
 
Provincial Policy Statement (PPS) 
 
Section 3 of the Planning Act requires that decisions affecting planning matters “shall be 
consistent with” policy statements issued under the Act. The Provincial Policy Statement 
(PPS) provides direction on matters of provincial interest related to land use planning 
and development.  
 
The PPS includes a number of policies encouraging intensification within appropriate 
areas (Sections 1.1.1, 1.1.3.1, 1.1.3.2, 1.1.3.3, 1.1.3.4, 1.4.1, 1.4.3). The application 
proposes to transform an existing greenhouse into a higher density, mixed housing 
development.  This proposal will help achieve the intensification policies of the PPS.   
 
Section 1.4 of the PPS provides policies requiring planning authorities to provide for an 
appropriate mix and range of housing opportunities. The proposed development will 
include a range of dwelling types ranging from singles, townhomes and apartment units. 
The application is consistent with the policy statements in this section.  
 
Section 1.5 of the PPS includes policies promoting healthy, active communities by 
planning streets and public spaces to be safe, to facilitate active transportation and 
provide for a full range of open spaces. The proposed development includes a series of 
connected road ways to adjacent developments, as well as a new park for the 
community, which connects to the adjacent development.  
 
Staff is satisfied that the proposed development is consistent with the applicable 
sections of the Provincial Policy Statement.  
 
A Place to Grow: Growth Plan for the Greater Golden Horseshoe 
 
The Growth Plan for the Greater Golden Horseshoe (The Growth Plan) includes policy 
and direction intended to accommodate and forecast growth in complete communities. 
These are communities that are well designed to meet people’s needs for daily living 
throughout an entire lifetime by providing convenient access to an appropriate mix of 
jobs, local services, public service facilities, and a full range of housing to accommodate 
a range of incomes and household sizes. The subject applications conforms to the 
Growth Plan by supporting complete communities by providing a mix of housing near a 
proposed public transit route (Bus Rapid Transit).  
 
The development proposal conforms to the applicable sections of the Growth Plan.  
 
 
 



 
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 subject 
lands are located within the ‘Urban System’ and ‘Built Up Area’ designation in the 
Region of Peel Official Plan. Further, the subject property contains a portion of the ‘Core 
Areas’ of the Greenland boundary, and is also located along an ‘Other Potential Rapid 
Transit Corridor’.  
 
The subject application conforms to the related policies with respect to healthy 
communities, efficiently uses resources, located near accessible transportation, and 
protects the natural heritage features.  
 
City of Brampton Official Plan 
 
The City of Brampton Official Plan provides guidance and policies for the future of the 
City. The subject lands are designated as ‘Residential’ and ‘Open Space on Schedule A 
– General Land Use Designation of the Official Plan and identified as 
‘Valleyland/Watercourse Corridor’ and ‘Areas of Natural and Scientific Interest – Life 
Science’ on Schedule D – Natural Heritage Features and Areas of the Official Plan. The 
property is identified on ‘Schedule A1 – Upscale Executive Housing Special Policy 
Areas’, as ‘Upscale Executive Housing Special’. Areas. As stated in section 4.2.2.7, the 
size and configuration of Upscale Executive Housing Policy Areas may be reduced 
through the Secondary Plan process. The approved Credit Valley Secondary Plan 
removed the subject lands from the Executive Housing Policy Area.  
 
The proposed development conforms to the OP as the location of the development is 
within a residential area and provides a transit-supportive development along an 
identified future BRT route within a Built-Up area. The proposal is a mixed residential 
development that will provide a new park, and is connected to active transportation and 
transit routes, therefore supporting a complete community.  
 
The proposal is compatible with the proposed adjacent subdivision, as both of these 
subdivisions will be interconnected not only by streets, but the entire area was planned 
through a Tertiary Plan process, which included Community Design Guidelines that are 
to be adhered to. Furthermore, the development included an Urban Design Brief to 
ensure that the proposal complemented the existing and future development. The 
Urban Design Brief further informs the development by ensuring high quality design that 
ensures compatibility with the existing homes in the area. In order to further address 
compatibility with the existing residents the applicant has proposed that the apartment 
block be located at the back of the subdivision in order to reduce any impact on the 
existing residents, as well as ensure sight lines to the valleylands.  
 



The proposal is consistent with the Official Plan as it meets the general intent of the 
plan regarding the type of development, the design of the development is consistent 
with the policies, and that all of the technical matters have been resolved.  
 
Staff are satisfied that the objectives of the Official Plan have been met. 
 
Credit Valley Secondary Plan (SPA 45) 
 
The subject property is located within the Credit Valley Secondary Plan (SPA 45). 
Within this plan the property is designated as ‘Low Density 1 Residential’, ‘Primary 
Valleyland’ and ‘Special Policy Area 2’. The Primary Valleyland designation does not 
permit any development, and as part of this application these lands will be dedicated to 
the City.  
 
The Low Density 1 Residential designation shall be developed primarily for a variety of 
large lot and wide frontage single-detached housing that takes advantage of the location 
and natural attributes of the area and acts as a transition between the Executive 
Residential Area and the conventional areas of the community. Low Density 1 
Residential area together with the Executive Residential areas shall reflect the Upscale 
Executive Housing Policies, Principles and Standards established in the Official Plan.  
 
The subject property is designated as ‘Low Density 1’, as noted above, which permits 
residential dwelling types, including, single detached, semi-detached and townhouse 
units, at a maximum density of 19.5 units per hectare.  This application proposes to 
amend the Secondary Plan to create a “Medium Density Residential” designation, as 
well as a “High Density Residential” designation on portions of the lands.  The proposal 
is for a combined density of 127.5 units per hectare (exclusive of roads, parkland, SWM 
pond and NHS). Specifically though, the medium density portion of the development is 
proposed to be 48.5 units per hectare, and the high density portion (apartment) is 
proposed to be a density of 273.9 units per hectare.  
 
The Special Policy Area 2 designation includes the Rotary Club of Brampton Banquet 
Hall (1857 Queen Street), a commercial Green house (this application – 1879 Queen 
Street) and west of this site known as 1879 Queen (Cesta) and east of Rotary 
(Branthaven development). Due to various access and land use constraints in this area, 
Special Policy Area 2 requires the lands to be developed as in integrated entity, which 
requires the creation of a Tertiary Plan for the entire area that is required to be 
approved by Council and it has been determined, though the preparation of an 
Environmental Implementation Report, that the ecological function and natural heritage 
features are not adversely impacted, provided the recommendations from the study are 
reflected in development and policies. It shall be noted that the proposed zoning by-law 
amendment does reflect a natural heritage system zone with a buffer to ensure the 
protection of the natural heritage features.  
 
The Special Policy Area required that a Tertiary Plan be created for the entire block. 
This was created and presented to Council and endorsed. The subject proposal does 



propose revisions to the Tertiary Plan to allow a 12-storey apartment building with 200 
units, as opposed to what was previously endorsed with 6-storeys with 117 units.   
 
It should be noted that the density permitted within the Low Density 1 designation is not 
consistent with the Medium Density Residential use that is shown in the Council 
endorsed Tertiary Plan. Furthermore, the proposed density is also supported by the 
existing and proposed public transit along Queen Street, and makes efficient use of 
existing and proposed infrastructure and services. The proposed density is also further 
supported by the submitted studies, as well as achieving a complete community.  
 
The proposed increase in density and height from what is permitted in the Secondary 
Plan is supported by Provincial Planning policies by proposing transit supportive 
densities within close proximity to a transit route (BRT at Queen Street and Mississauga 
Road). Furthermore, by proposing a mix of housing types the proposal is more in line 
with Provincial policies, which requires a range of housing types, an efficient use of 
resources (existing infrastructure), as well as encourages complete communities.  
 
Staff is satisfied with the proposed Official Plan Amendment.  
 
City of Brampton Zoning By-law 270-2004 
 
The subject property is zoned ‘Agricultural’ (A) and ‘Recreation Commercial exception 
560’ (RC-560) in the City of Brampton Zoning By-law 270-2004, as amended. The 
proposal seeks to rezone the subject lands to a new site specific Residential Single 
Detached F-9.0 (R1F-9.0-2970) zone, site-specific Residential Townhouse C (R3C-
3639) zone, site-specific Residential Townhouse E-6.0 (R3E-5.5-2972), site specific 
Residential Apartment (R4A-3640) zone, Open Space (OS) zone and Floodplain (F) 
zone to permit the proposed development.  
 
Staff is satisfied with the proposed Zoning provisions for the development of the lands. 
 
Community Engagement 
 
The application was circulated to City Departments and External Agencies for comment 
and notification was provided to property owners within 240 metres of the subject lands, 
exceeding the Planning Act requirement of 120 metres for such applications, as well as 
notice was issued in the Brampton Guardian. Notice signs were also placed on the 
subject lands to advise members of the public that an application of the proposed 
applications were filed with the City. The correspondence received from commenting 
agencies are included as Appendix 11 – Results of Application Circulation.  
 
A Statutory Public Meeting for this application was held on June 7, 2021. There were 
residents that spoke at the public meeting and several correspondence letters were 
received. Details of the Statutory Public Meeting, including a summary of the issues 
raised and a response to those issues, are included in Appendix 10 of this report.  
 



Corporate Implications: 
 
Financial Implications: 

 
There are no financial implications identified at this time. Revenue collected through 
development application fees are accounted for in the approved operating budget.  
 
Other Implications: 

 
There are no other corporate implications associated with the applications that have not 
been noted elsewhere.  
 
Term of Council Priorities: 
 
The application is consistent with the “A City of Opportunities” theme. It supports the 
building of complete communities to accommodate growth for people and jobs. The 
proposal also develops otherwise underutilized lands with a use consistent with the 
surrounding context. The redevelopment of the lands makes efficient use of land and 
resources and takes advantage of existing infrastructure and will provide a transit 
supportive, pedestrian friendly development.  

 
Living the Mosaic – 2040 Vision 
 
This report has been prepared in full consideration of the overall vision that the people 
of Brampton will ‘Live the Mosaic’. This report aligns with the vision that Brampton will 
be a mosaic of complete neighbourhoods and vibrant centres.   
 
 
Conclusion: 
 
The proposal provides an opportunity to redevelop an underutilized parcel of land with 
new housing integrated into the surrounding neighbourhood. The proposal represents an 
appropriate use of land by providing a compact form of housing that is compatible with 
the context and supports the City’s vision of directing intensification towards growth areas.  
 
The proposed development is consistent with the Provincial Policy Statement (2020), and 
conforms to the Growth Plan for the Greater Golden Horseshoe (2019), Region of Peel 
Official Plan and the City’s Official Plan. Staff is satisfied that the application represents 
good planning and recommends approval of the Draft Plan of Subdivision, Official Plan 
and Zoning By-law Amendment.  
 
This report recommends that Council enact the Official Plan Amendment and Tertiary 
Plan attached hereto as Appendix 13, the Zoning By-law Amendment attached hereto 
as Appendix 14.  
 



In summary, the applications are appropriate for the orderly development of the lands 
and represent good planning.  
 
 
Authored by:     
 

 Reviewed by:      

   

Kelly Henderson, MCIP, RPP 
Development Planner, Development 
Services 
 

 Allan Parsons, MCIP, RPP.  
Director, Development Services   
  

   
Approved by:      
 

  

   

Jason Schmidt-Shoukri, MPA OAA RPP 
MCIP 
Commissioner, Planning, Building and 
Economic Development 
City of Brampton 

  

 
 
 
 
 
 
Attachments: 
 
Appendix 1: Draft Plan of Subdivision  
Appendix 2: Location Map 
Appendix 3: Official Plan Designations 
Appendix 4: Secondary Plan Designations 
Appendix 5: Zoning Designations 
Appendix 6: Aerial & Existing Land Use 
Appendix 7: Heritage Resources 
Appendix 8: Tertiary Plan 
Appendix 9: Detailed Planning Analysis 
Appendix 10: Results of the Public Meeting 
Appendix 11: Results of the Application Circulation 
Appendix 12: Conditions of Draft Approval 
Appendix 13: Draft Official Plan Amendment 
Appendix 14: Draft Zoning By-law Amendment 
Appendix 15: Sustainability Snapshot 
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APPENDIX 3
OFFICIAL PLAN DESIGNATIONS
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APPENDIX 3

CITY FILE: OZS-2020-0036

EXTRACT FROM SCHEDULE A (GENERAL LAND USE DESIGNATIONS) OF THE CITY OF BRAMPTON OFFICIAL PLAN

Author: ckovac

Date: 2021/05/04
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APPENDIX 4
SECONDARY PLAN DESIGNATIONS

APPENDIX 4

CITY FILE: OZS-2020-0036

Author: ckovac

Date: 2021/05/04

PLANNING, BUILDING AND ECONOMIC DEVELOPMENT
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EXTRACT FROM SCHEDULE SP45(A) OF THE DOCUMENT KNOWN AS THE CREDIT VALLEY SECONDARY PLAN

KORSIAK URBAN PLANNING
JIM AND LUISA MOCON



APPENDIX 5
ZONING DESIGNATIONS
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APPENDIX 6
AERIAL & EXISTING LAND USE
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APPENDIX 6

AERIAL PHOTO DATE: SPRING 2020

Author: ckovac

Date: 2021/05/04 CITY FILE: OZS-2020-0036
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APPENDIX 7
HERITAGE RESOURCES
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*The Heritage Resource boundaries are generalized and
not definitive. Please contact a Heritage Coordinator for
more information.
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APPENDIX 9
TERTIARY PLAN DESIGNATIONS
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Appendix 9 
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 Credit Valley Secondary Plan (Area 45) 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 1879 Queen Street complies or conforms with the 
general intent of these plans, as well as the specific policies and objectives.   
 
Planning Act: 
 
The proposal has been reviewed for its compliance to matters of provincial interest as 
identified in Section 2 of the Planning Act R.S.O 1990. The sections applicable to this 
application include, but are not limited to:  
 

a) The protection of ecological systems, including natural areas, features and 
functions; 

 
h)   The orderly development of safe and healthy communities;  

 
j)    The adequate provision of a full range of housing, including affordable housing; 
 
p)   The appropriate location of growth and development; and, 
 
q)   The promotion of development that is designed to be sustainable, to support                   
public transit and to be oriented to pedestrians.  
 
r) The promotion of a built form that: 
 

i. Is well-designed  
ii. Encourages a sense of place, and  
iii. Provides for public spaces that are high quality, sage, accessible, 

attractive and vibrant;  
 
Section 51(24) of the Act provides criteria to be considered for the division of land. The 
following criteria are specifically relevant to the proposed Draft Plan of Subdivision: 
 

a) The effect of development of the proposed subdivision on matters of Provincial 
interest; 

b) Whether the proposal is premature or in the public interest; 
c) Whether the Daft Plan of Subdivision confirms to the Official Plan and adjacent 

Plan of Subdivision, if any; 
d) The suitability of the land for the purposes for which it is to be subdivided; 



e) The number, width, location and proposed grades and elevations of highways, 
and the adequacy of them, and the highways linking the highways in the 
proposed subdivision with the established highway system in the vicinity and the 
adequacy of them; 

f) The dimensions and shapes of the proposed lots; 
g) The restrictions or proposed restrictions, if any, on the land proposed to be 

subdivided; or the buildings or structures proposed to be erected on it and the 
restrictions, if any on adjoining land(s)’ 

h) The conservation of natural resources and flood control; 
i) The adequacy of utilities and municipal services;  
j) The adequacy of school sites; 
k) The area of land, if any, within the proposed Draft Plan of Subdivision that, 

exclusive to highways, is to be conveyed or dedicated for public purposes; 
l) The extent of which the Plan’s design optimizes the available supply, means of 

supplying, efficient use and conservation energy; 
m) The interrelationship between the design of the proposed Draft Plan of 

Subdivision and Site Plan control matters relating to any development on the 
land.  

 
The proposal is consistent with the above noted mattes by adding housing stock and 
providing intensification. The proposal supports the City’s objective of providing transit 
supportive intensification along nodes and corridors. The proposed development is an 
appropriate form that is designed to fit within the existing context of the Tertiary Plan.   
 
Furthermore, the application meets Section 51(24) and the criteria required for the 
division of land as the proposal has regard for matters of Provincial Interest, conforms to 
the adjacent draft plans and has appropriate lotting among other items.  
 
Provincial Policy Statement (PPS): 

 
The Provincial Policy Statement sets out fundamental planning principles and provides 
policy direction on matters of provincial interest related to land use planning and 
development. This application is consistent with matters of Provincial interest as 
identified in the Provincial Policy Statement:  
 

 Section 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 range and mix of residential, employment, 
institutional, 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; 



 
d. Avoiding development and land use patterns that would prevent the 

efficient expansion of settlement areas in those areas which are adjacent 
or close to settlement areas; 

 
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. Ensuring that necessary infrastructure and public service facilities are or 
will be available to meet current and projected needs 

 
 Section 1.1.2 – Sufficient land shall be made available to accommodate an 

appropriate range and mix of land uses to meet projected needs for a time 
horizon of up to 20 years, informed by provincial guidelines. However, where an 
alternate time period has been established for specific areas of the Province as a 
result of a provincial planning exercise or a provincial plan, that time frame may 
be used for municipalities within the area. Within settlement areas, sufficient land 
shall be made available through intensification and redevelopment and, if 
necessary, designated growth areas. Nothing in policy 1.1.2 limits the planning 
for infrastructure, public service facilities and employment areas beyond a 2-year 
time horizon 
 

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

 
 Section 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 

services and avoid unjustified and/or uneconomical expansion; 
c) Minimize negative impacts to air quality and climate change, and 

promote energy efficiency; 
d) Prepare for the impacts of a changing climate; 
e) Support active transportation; 
f) Are transit-supportive, where transit is planned, exists or may be 

developed; and  
 

 Section 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.  
 



 Section 1.1.3.6 – New development taking place in designated growth areas 
should occur adjacent to the existing built-up area and shall have a compact 
form, mix of use and densities that allow for efficient use of land, infrastructure 
and public service facilities.  

 
 Section 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: 

 
a) Establishing and implementing minimum targets for the provision of 

housing which is affordable to low and moderate income households 
and which aligns with applicable housing and homelessness plans. 
However, where planning is conducted by an upper-tier municipality, 
the upper-tier municipality in consultation with the lower-tier 
municipalities may identify a higher target(s) which shall represent the 
minimum target(s) for these lower tier municipalities; 

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; 

c) Directing the development of new housing towards locations where 
appropriate levels of infrastructure and public service facilities are or 
will be available to support current and projected needs; 

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 
where it is to be developed; 

e) Requiring transit-supportive development and prioritizing 
intensification, including potential air rights development, in proximity to 
transit, including corridors and stations; and  

f) Establishing development standards for residential intensification, 
redevelopment and new residential development which minimize the 
cost of housing and facilitate compact form, while maintaining 
appropriate levels of public health and safety.  

 
 Section 2.1.1 Natural features and areas shall be protected for the long term.  

 
 Section 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.   
 

This property is located within a settlement area that is defined in provincial and 
municipal planning documents. The proposed development is within the ‘Built Up Area’ 
in the Growth Plan, which considers redevelopment and intensification of the area, 
which is further supported by the recently endorsed Tertiary Plan.  
 
Through the use of zoning controls, urban design guidelines, the built form of the 
proposed development will both integrate into the existing neighbourhood, and enhance 
the character and design of the site itself. Furthermore, the site will have a compact, 
high-density form that will make for an efficient use of infrastructure, and is directly 
adjacent to planned bus rapid transit. Based on the foregoing, the proposed 
development satisfies the following sections: 1.1.1 a), b), c), d), e), f), g), 1.1.3.1, 1.1.3.2 
a), b), c), d), e), f), 1.1.3.4, 1.1.1.3.6 and 1.4.3 a), b), c), d), e), f).  
 
In regards to section 2.1.1, the natural heritage system feature was reviewed through an 
Environmental Impact Study and it was determined that no adverse impacts are 
anticipated provided the natural heritage system is zoned accordingly with the approved 
buffer.  
 
 
The proposed development is consistent with the PPS (2020).  

 
A Place to Grow: Growth Plan for the Greater Golden Horseshoe: 
 
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 subject property is identified as the ‘Built 
Up Area’ within this Plan. The proposed development demonstrates conformity to the 
following section of the Growth Plan: 
  

 Section 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: 
i. Have delineated built boundary; 
ii. Have existing or planned municipal water and 

wastewater systems; and  
iii. Can support the achievement of complete communities  

b) Growth will be limited in settlement areas that: 
i. Are rural settlements; 
ii. Are not serviced by existing or planned municipal water 

and waste water systems or  
iii. Are in the Greenbelt Area; 

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; 

d) Development will be directed to settlement areas, except where the 
policies of this Plan permit otherwise 

e) Development will be generally directed away from hazardous lands.  
 

 Section 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; 

c) Provide a diverse range and mix of housing options, including second 
unit and affordable housing, to accommodate people at all stages of 
life, and to accommodate the needs of all household sizes and 
incomes; 

d) Expand convenient access to: 
i. A range of transportation options, including options for 

the safe, comfortable and convenient use of active 
transportation; 

ii. Public service facilities, co-located and integrated in 
community hubs; 

iii. An appropriate supply of safe, publicly accessible open 
spaces, parks, trails and other recreational facilities; and  

iv. Healthy, local, and affordable food options, including 
through urban agriculture 

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

f) Mitigate and adapt to climate change impacts, improve resilience and 
reduce greenhouse gas emissions, and contribute to environmental 
sustainability; and  

 
 Section 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.  
 

 Section 2.2.6.2 –Municipalities will support the achievement of complete 
communities by: 

a) Planning to accommodate forecasted growth to the horizon of this 
Plan; 

b) Planning to achieve the minimum intensification and density targets in 
this Plan; 



c) Considering the range and mix of housing options and densities of the 
existing housing stock; and  

d) Planning to diversify their overall housing stock across the municipality  
 

The proposed development is located within the built-up boundary, and acts as an 
intensification of already partially serviced lands that will introduce a number of new 
uses to the site at a significantly higher density. The proposed development will feature 
a mix of townhouses, single detached houses and an apartment building. A vibrant 
public realm will be ensured through the provision of adequate landscape areas, as well 
as a proposed new park. Adequate building setbacks are proposed along the street 
frontage of Queen Street in order to improve the public realm. The proposed 
development will provide sufficient access to various transportation options, public 
service facilities, parks and other amenities. Therefore by introducing these uses and 
density at this location, policies 2.1.2 (2) a), b), c) d), 2.1.2.4 a), b), c), d) and 2.2.6.2 are 
satisfied. 
 
The lands to be developed are directly adjacent to a Bus Rapid Transit stop, and are 
adjacent to an ‘Other Potential Rapid Transit Corridor’ according to the Region of Peel’s 
Schedule G: Rapid Transit Corridor. Therefore, the policies of section 2.2.4.10 are met.  
 
The site is adjacent to the Credit River, the associated valleylands and a portion is also 
regulated by the Credit Valley Conservation Authority (CVC). The proposed buildings 
have been strategically located and mitigation measures have been taken into 
consideration to ensure that the natural heritage is not adversely effected.  
 
Approving the proposed development will help achieve the minimum intensification 
targets as set out in the City’s Official Plan. The proposed development will 
accommodate growth through intensification, and offers a range of residential dwelling 
units. The proposed development will assist in the diversification of Brampton’s housing 
stock. Therefore, staff is satisfied that the proposed applications conforms to the 
policies of the Growth Plan for the Greater Golden Horseshoe.  
 
Region Official Plan, 2016 
 
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 subject 
application is within the ‘Urban System’, within the ‘Built-Up Area’ and contains a portion 
of the ‘Core Area of the Greenlands Boundary’ and is further located along an ‘Other 
Potential Rapid Transit Corridor’ as established in the Regional Official Plan. The 
proposal will be evaluated against the Region of Peel Official Plan to ensure that it 
conforms to the Plan. The proposed development is consistent with the following 
policies of the Region of Peel Official Plan:  
 

 Section 5.3 – The Urban System is composed of a variety of communities that 
contain diverse living, working and cultural opportunities. The Urban System in 



Peel consists of lands within the 2031 Regional Urban Boundary as shown on 
Schedule D of the Plan. It includes: lands identified and protected as part of the 
natural environment and resources in the preceding chapters of the Plan, the 
Toronto-Lester B Pearson International Airport, urban growth centres and 
Regional Intensification Corridors.  
 

 Section 5.3.1.1 – To conserve the environmental and resource attributes of the 
Region.  

 
 Section 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  

 
 Section 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. 

 
 Section 5.3.1.5 – To achieve an urban structure, form and densities which are 

pedestrian friendly and transit supportive.  
 

 Section 5.3.1.6 – To promote crime prevention and improvement in the quality of 
life  

 
 Section 5.3.1.7 – To recognize the integrity and physical characteristics of 

existing communities in Peel.  
 

 Section 5.3.1.8 – To provide for the need of Peel’s changing age structure and 
allow opportunities for residents to live in their own communities as they age.  

 
 Section 5.3.2.2. – Direct urban development and redevelopment to the Urban 

System within the 2021 Regional Urban Boundary, as shown on Schedule D, 
consistent with the policies of this Plan and the area municipal official plans;  
 

 Section 5.3.2.3 – Plan for the provision and financing of Regional services so as 
to efficiently use existing services and infrastructure, and generally accommodate 
a pattern of compact forms of urban development and redevelopment.  
 

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

 
 Section 5.5.2.3 – Develop compact, transit-supportive communities in designated 

greenfield areas.  
 



 Section 5.8.1.1 – To provide for an appropriate range and mix of housing types, 
densities, sizes and tenure to meet the projected requirements and housing 
needs of current and future residents and Peel.  

  
 Section 5.9.2.5 – Optimizing the use of existing and new Regional transportation 

infrastructure to support growth in an efficient, compact form.  
 

The objective of the Regional Official Plan is to achieve sustainable development by 
establishing healthy, complete, compact communities that offer a wide range and mix of 
housing as well as supporting multimodal transportation. In addition, policies direct new 
growth to built-up areas of the community, and more specifically to high growth areas.  
 
Although the subject property is located outside of Brampton’s urban growth centre, the 
proposed development is located well within Brampton’s built-up area, and is served by 
the transit system. Most of the necessary infrastructure and services for the proposed 
development are already in place, since the subject property is within Brampton’s built-
up area. The development also proposes a mix of dwelling units and sizes, with high 
quality design and close proximity to retail, and transit, which supports the creation of 
complete communities.  
 
The proposal will result in a compact, well-designed development that provides various 
housing options to meet the needs of different households. Furthermore, the proposal 
demonstrates conformity to this plan by being a compact urban form that will intensify 
underutilized land.  
 
Accordingly the subject applications conform to the policies of the Region of Peel 
Official Plan.  

 
City of Brampton Official Plan, 2006 
 
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’ 
and ‘Open Space’ on Schedule A of the Official Plan. Schedule D of the Official Plan 
identifies the properties as ‘Valleylands and watercourse Corridors’  and ‘Areas of 
Natural and Scientific Interest – Life Science’ and Schedule A1 identifies the properties 
as ‘Upscale Executive Housing Special Policy Area’. The subject applications conform 
to the Official Plan policies and specifically the following: 
 

 Section 3.2.1.1 – Development of greatest mass and highest densities must be 
located within the Urban Growth Centre and Central Area, along intensification 
corridors and with Mobility Hubs and Major Transit Station Area. These areas 
shall: 

(i) Accommodate a significant portion of population and employment growth; 



(ii) Provide a diverse and compatible mix of land uses, including residential 
and employment uses; 

(iii) Provide high quality public open spaces; 
(iv) Support transit, walking and cycling for everyday activities; 
(v) Develop in a compact form that will efficiently use land and resources  
(vi) Optimize the use of exiting and new infrastructure and services  
(vii) Contribute to minimizing potential impacts on air quality and 

promoting energy efficient; and,  
(viii) Achieve an appropriate transition of built form to adjacent areas.  

 
 Section 3.2.2.1 – By 2015 and for each year to 2025, a minimum of 40% of all 

new residential development will occur within the built-up area of the Region of 
Peel. By 2026 and for each year thereafter, the Region of Peel Official Plan plans 
for a minimum of 50% of all new residential development within the built-up area 
of the Region of Peel. Brampton shall contribute at least 26,500 residential 
between 2006 and 2031 to the built-up area.  
 

 Section 3.2.8 – Priority will be given to compact development which creates a 
pedestrian-friendly environment where uses that meet basic needs of the 
residents will be located within walking distance or easy reach of transit facilities. 
Safety and security are important considerations in neighbourhood design as are 
accessibility and interesting built form.  The existing natural heritage system, and 
built and social fabrics will be preserved and enhanced to reinforce the sense of 
identity and to contribute to the stability and continuity of the community.  
 

 Section 3.2.8.3 – Residential development in areas outside of the Central Area, 
including the Urban Growth Centre, Mobility Hubs; Major Transit Station Area or 
intensification corridors shall generally be limited to 50 units per net hectare. 
Furthermore, residential and non-residential development outside of these areas 
shall generally be limited to 4 storeys in height.  
 

 Section 3.2.8.5 – Where the City has deemed that the City Structure would not 
be compromised, as required by Section 3.2.4, development outside of the 
Central Area, including the Urban Growth Centres, Mobility Hub; Major Transit 
Station Area or intensification corridors which is seeking to exceed the limits 
established in Section 3.2.8.3 and 3.2.8.4 may only be considered subject to the 
submission of an amendment to this Plan. This amendment is required to 
demonstrate the following: 

 
(i) The development is consistent with the general intent and vision of the 

applicable Secondary Plan; 
(ii) The development contributes to the City’s desired housing mix; 
(iii) There is a need for the development to meet the population and 

employment forecasts as set out in Section 2 of this Plan; 
(iv) The development forms part of an existing or planned Complete 

Community with convenient access to uses which serve the day to-day 



needs of residents such as commercial, recreational and institutional 
uses; 

(v) There is sufficient existing or planned infrastructure to accommodate 
the development; 

(vi) The development has vehicular access to an Arterial, Minor Arterial or 
Collector Road; 

(vii) The development is in close proximity to existing or planned higher 
order transit and maintains or improves pedestrian, bicycle and 
vehicular access  

(viii) The form of development is compatible and integrates with adjacent 
land use and planned land use, including lot size, configuration, 
frontages, height, massing, architecture, streetscapes, heritage 
features, setbacks, privacy, shadowing, the pedestrian environment 
and parking; 

(ix) The development meets the required limits of development as 
established by the City and Conservation Authority and that 
appropriate buffers and sustainable management measures are 
applied, if necessary, in order to ensure the identification, protection, 
restoration and enhancement of the natural heritage system; 

(x) The development site affords opportunities for enjoyment of natural 
open space by the site’s adjacency to significant environmental or 
topographic features subject to the policies of the Natural Heritage and 
Environmental Management section of this Plan and City’s 
Development Design Guidelines; 

(xi) The development maintains transition in built form through appropriate 
height, massing, character, architectural design, siting, setbacks, 
parking and open/amenity space; 

(xii) Where possible, the development incorporates sustainable 
technologies and concepts of low impact development, including 
measures to mitigate the impacts of the development. This should 
include the submission of a storm water management plan acceptable 
to the City and Conservation Authority, which identifies the required 
storm drainage system and potential impacts on downstream 
watercourses.  

 
 Section 4.2.1.1 - The Residential designations shown on Schedule “A” 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.  
 



 Section 4.2.1.2 – The policies shall prescribe a range of housing accommodation 
in terms of dwelling type, through appropriate housing mix and density policies. 
Such housing mix and density policies in Secondary Plans shall reference the 
Residential Density Categories set out in the tables below and also set out in the 
‘Residential Areas and Density Categories’ definitions contained in Section 5 of 
this Plan: 

i. SPA 45 Credit Valley is a new secondary plan area 
subject to the new housing and density categories of the 
Official Plan  

ii. Low Density Category, maximum density if 30 units/net 
hectare or 12 units/net acre 
 Permitted housing types are single detached homes  

 
 Section 4.2.1.3 – The City shall in approving new residential developments, take 

into consideration an appropriate mixture of housing for a range of household 
incomes, according to substantiated need and demand for the City, as 
appropriate.  
 

 Section 4.2.1.6 – Brampton shall contribute to the achievement of the Region’s 
intensification targets as set out in Section 3.2.2.1 by planning to accommodate 
at least 26,500 residential units between 2006 and 2031 within the built-up areas. 
 

 Section 4.2.2 – Upscale Executive Housing is low density form of housing 
characterized by high value, high quality houses on large lots located in areas 
with enhanced street designs, open space and related community amenities. 
Upscale Executive Housing is planned to be located in various parts of the City in 
areas with attractive natural and man-made features.  
 

 Section 4.2.2.7 – The eight Upscale Executive Housing Special Policy Areas are 
of a sufficient size to readily accommodate the allocated number of upscale 
executive housing units, and in some cases, these areas are significantly larger 
than the allocated unit count would require. In the latter circumstances, the City 
recognizes and expects that the size and configuration of the final Secondary 
Plan level Upscale Executive Housing areas may be reduced through the 
detailed study process and that these studies will determine how much and 
which portion of each area is appropriate for executive housing, and conversely, 
which areas should be excluded from the final executive housing area, provided 
that the achievable upscale executive housing yield for the particular area 
continues to match or exceed the specified allocation requirement.  
  

 Section 4.2.7.1 – Residential development proposals and complementary uses, 
including schools, shall be evaluated in accordance with the Development 
Design Guidelines and Urban Design section of this Plan.  
 

 Section 4.6.6.5 – For development applications, including redevelopment and 
intensification, with the Built Boundary, the City will seek opportunities to 



manage, restore, connect and where possible, enhance existing open space and 
natural areas, as feasible.  
 

 Section 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.  
 

 Section 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: 
 

(i) Maintenance of the landforms and physical features of the site in their 
natural state to the greatest extent practicable, in accordance with the 
policies of this plan;  

(ii) Protection, enhancement and restoration of streams, ponds, marshes, 
valleylands and woodland habitats for both fish and wildlife,  

(iii) Maintenance, enhancement and restoration of the features and 
functions of watercourses and drainage features consistent with 
natural geomorphic, hydrologic and fish habitat processes; 

(iv) Protection of the quantity and quality of groundwater and surface water 
and their quality from contamination by domestic effluent and by 
activities associated with the development;  

(v) The need for careful siting of dwellings and additional landscaping 
pursuant to the provisions of zoning by-law and development 
agreements 

(vi) The City shall seek the gratuitous dedication of watercourse and valley 
corridors and an adequate buffer and/or setback to the City or the 
Conservation Authority to ensure that these lands shall be conserved 
in perpetuity from development, to protect their ecological features, 
functions and linkages including natural hazard management (eg. flood 
control, slope stability, erosion); and ecosystem biodiversity (corridor 
integrity, fish and wildlife habitat, etc.) to maximize the ecological 
quality of the natural features; and, 

(vii) That the general public have access to significant scenic vistas and 
physical landforms by means of public open space holdings, as 
appropriate.  

 
 Section 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 the specific development proposal.  
 

 Section 4.6.7.4 – Through 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 conveyances of these corridors and buffers will not be considered as 



contributing towards the parkland dedication requirements under the Planning 
Act.  
 

 Section 4.6.7.10 – Vista blocks and window streets shall be strategically located 
to provide strategic views onto the valley and watercourse corridors providing a 
focus for neighbourhoods and access to valley lands. These blocks shall be 
planned to promote continuity, enhance accessibility, and visibility of the open 
space system and to provide opportunities for passive recreation. Parkland credit 
will not be granted for vista blocks, however, the City will be judicious in their use, 
which will be reviewed on a plan by plan basis.  
 

 Section 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.  
 

 Section 4.6.11.1 – Development and site alteration is not permitted within 
Provincially Significant ANSIs unless it has been demonstrated that there will be 
no negative impacts on the natural features or their ecological functions. 
Development and site alteration is generally not permitted within Regionally 
Significant ANSIs, unless it has been demonstrated that in the case of the 
Regional Life Science ANSIs, there will be no negative impacts o the natural 
features or ecological functions, and in the case of Regional Earth Science 
ANSIs, there will be no negative impacts on the scientific value of the feature.  
 

 Section 4.6.13.7 – A minimum 10 metre buffer to define the limit of development 
will be required from all natural features.  

 
As noted the subject property is identified as Upscale Executive Housing on Schedule 
A1 – Upscale Executive Housing Special Policy Areas, however as stated in Section 
4.2.2.7, the size and configuration of Upscale Executive Housing Policy Areas may be 
reduced through the Secondary Plan process. The approved Credit Valley Secondary 
Plan removed the subject lands from the Executive Housing Policy Area, and 
furthermore, in order to meet the Growth Plan requirements a range of housing is more 
appropriate for this area, especially given that the property abuts a proposed Bus Rapid 
Transit area.  
 
The subject proposal provides a range of housing that is required within the City. This 
type of development is compact and transit-supportive along Queen Street West, which 
is a major regional arterial road that makes efficient use of the existing and planned 
infrastructure. There are existing transit services within the area, and it is along the 
future BRT route for Queen Street. The subject proposal conforms to the Residential 
designation of the Official Plan.  
 



The proposed development has been cohesively designed with the adjacent property 
owners and maintains the Tertiary Plan concept. The Tertiary Plan identified this 
property for a range of housing for example apartment, singles and townhomes and the 
proposed development generally conforms to this plan.  
 
As mentioned the proposed development includes a range of housing that will aid the 
housing availability within Brampton. The density proposed for the subject development 
will consist of approximately 9 single detached dwellings and 56 townhouse dwellings at 
a density of 48.5 units per hectare. The high residential category will consist of 200 
apartment units at a density of 273.9 units per hectare. This exceeds the maximum 
density permitted in section 4.2.1.2, but the increase is due to the increase in apartment 
units via the height proposed and therefore does not overdevelop the site, furthermore, 
the proposal generally meets the endorsed by Council Tertiary Plan, and the density is 
supported by the proximity to available public transportation and aids in achieving a 
complete community.  
 
The subject applications meet the intent of Section 3.2.8.5, as the proposal contributes 
to the housing mix of the City of Brampton, adds to a complete community, is within 
proximity to future higher order transit, there is sufficient infrastructure available, the 
application respects the limits of development while providing enjoyment of natural 
heritage features, and appropriate height/massing is provided in order to ensure 
compatibility with adjacent land uses.  
 
The proposal maintains and protects the natural heritage features, as the required 10 
metres natural heritage buffer is provided and the natural heritage system blocks will be 
dedicated to the City through the Draft Plan of Subdivision in order to ensure any 
adverse effects are mitigated.  Furthermore an Environmental Impact Study was 
submitted in support of the application that has been reviewed and accepted by both 
City and Conservation Authority staff.   
 
The subject proposal meets the intent of the Official Plan.  
 
Secondary Plan: 
 
The Credit Valley Secondary Plan (Area 45) was adopted by Council on September 
30th, 2002, and approved with modifications by the Ontario Municipal Board on January 
14th, 2004. The subject properties are designated ‘Special Policy Area 2, ‘Low Density 
Residential 1’ and ‘Primary Valleyland’ within the Credit Valley Secondary Plan (SPA 
45).   
 
The policies that are applicable to this application include but are not limited: 
 

 Section 4.2.4 - Develop excellence in community living based on the application 
of the following principles: 

i.  a well-balanced community in terms of an appropriate mix and 
distribution of residential densities and complementary uses; 



ii. the promotion of excellence in civic design in both the public and 
private realm; 

iii. an interconnected system of open space and recreational areas; 
iv.  a range of recreational and community facilities that facilitate shared 

uses where practical; 
v. integration of new development with existing residences, settlement 

areas and road patterns in and adjacent to the new community; 
vi. preservation of the area’s built and cultural heritage resources, 

particularly the existing heritage buildings and the bow-string bridge 
across the Credit River; 

vii. an attractive and ordered built form of appropriate building heights, 
massing, setbacks, streetscapes, gateways and architectural 
treatments; and, 

viii. efficient transportation links. 
 

 Section 5.2.1.1 – The various residential designations shown on Schedule 
SP45(a) are categories in which the predominate use of land is low density forms 
of housing. Proposals for residential development shall be considered in 
accordance with the policies of the Official Plan and this Chapter.  
 

 Section 5.2.1.3 - Any proposal for residential development will have regard for 
the transition and physical integration with adjacent forms of development and 
effective separation and buffering from major roads, other noise sources or 
adjacent commercial uses. 
 

 Section 5.2.4.1 – Lands within the Low Density 1 Residential designation on 
Schedule SP45(a) shall be developed primarily for a variety of large lot and wide 
frontage single-detached housing that takes advantage of the locational and 
natural attributes of the area and acts as a transition between the Executive 
Residential Area and the conventional areas of the community. Low Density 1 
Residential areas together with the Executive Residential areas shall reflect the 
Upscale Executive Housing Policies, Principles and Standards established in the 
Official Plan in accordance with Section 5.2.5 of this Chapter.  
 

 Section 5.2.4.2 – In areas designated Low Density 1 Residential on Schedule 
SP45(a), the following shall apply, subject to Section 5.2.1 of this Chapter: 
 

i) Primarily single detached structural units shall be permitted. A limited 
number of high-end, semi-detached and townhouses may be considered 
subject to appropriate location and superior site design, architecture and 
streetscape; 
 
ii) Limited development of the following complementary uses shall also be 
permitted without an amendment to this Plan: 
 private education facilities; 
 libraries; 



 day care centres; 
 health centres; and 
 public recreation facilities. 

 
iii) A maximum density of 19.5 units per net residential hectare (8 units per 
net residential acre) shall be permitted; and, 
 
iv) Lots adjacent to areas designated Executive Residential shall have a 
minimum lot frontage of 12.2 metres (40 feet). In other areas within the 
Low Density 1 Residential designation lot frontage shall not be less than 
11.6 metres (38 feet). 

 
 Section 5.2.4.3 - Lots abutting or directly adjacent to the Executive Residential 

designation or fronting on the collector roads shall be encouraged to have a more 
generous frontage or by other means to have a superior visual standard because 
of the visual importance of the entrances to the executive housing community 
 

 Section 5.2.4.4 - On those lands within the Low Density 1 designation, which do 
not abut and are not directly adjacent to the Executive Residential designation, 
smaller lot frontages shall be permitted as long as the maximum density of 19.5 
units per net hectare (8 units per net acre) is maintained. 
 

 Section 5.2.4.5 - For lands designated Low Density 1 Residential within the 
boundaries of Sub-area 5, a maximum density of 24 units per net hectare (9.7 
units per net acre) shall be permitted. 
 

 Section 5.2.6 – the lands designated Executive Residential and Low Density 1 
shall reflect the Upscale Executive Housing Policies, Principles and Standards 
established in the Official Plan. These areas are to be developed in accordance 
with a design vision that includes the following principles: 

i. Development of a Community Block Plan that integrates the natural 
environment and features, including maintaining visual and physical 
access to the valleylands; 

ii. Establishment of community gateways through the use of design 
features such as medians, gateway structures and special corner lots; 

iii. Creation of special streets of distinctive character, emphasizing view 
corridors to the valleylands, through the use of design measures 
including medians, valley edge streets and vista blocks; and,  

iv. Provisions of a variety of high-quality housing choices expressed 
through attention to detail in the architecture, choice of building 
materials, garage siting, building elevations, roof lines and landscaping 
in a variety of distinctive enclaves.  

 
 

 Section 5.4.2.1 - Lands designated Valleyland on Schedule SP45(a) have been 
identified as having inherent environmental hazards including flood and erosion 



susceptibility and contributing either in form and function as a Primary Valleyland, 
or in function as a Secondary Valleyland to the ecological integrity of the Credit 
River, Huttonville Creek, Springbrook Creek and 8b Subwatersheds. 
 

 Section 5.4.2.2 - Lands designated Primary Valleyland on Schedule SP45(a) 
shall be protected from development and remain primarily in a natural state, or 
be utilized for complementary uses in accordance with Part I, Section 4.4 and 
other relevant policies of the Official Plan and generally in accordance with the 
recommendations of the approved Credit Valley Subwatershed Study (Totten 
Sims Hubicki Associates) and the 8B Subwatershed Study (Cosburn Patterson 
Mather Ltd., December 1998). These natural corridors include the Huttonville 
Ravine Environmentally Sensitive Area identified on Schedule D of the Official 
Plan. The extent of the Primary Valleyland and any permitted complementary 
uses shall be confirmed through the preparation of an Environmental 
Implementation Report. 
 

 Section 6.2.1 - Land designated as Special Policy Area 2 on Schedule SP45(a) 
include the Rotary Club of Brampton Banquet Hall known municipally as 1857 
Queen Street West and a commercial greenhouse operation known municipally 
as 1879 Queen Street West. These uses shall continue to be recognized for the 
life of the Secondary Plan.  
 

 Section 6.2.2 - Special Policy Area 2 recognizes the long term development 
potential of these lands for urban uses in accordance with the Low Density 1 
Residential designation of this Chapter. Due to various access and land use 
constraints, Special Policy Area 2 shall be developed as an integrated entity. No 
portion of Special Policy Area 2 shall be developed until an integrated tertiary 
plan for the entire area has been approved by Council and it has been 
determined, through the preparation of an Environmental Implementation Report, 
that the ecological function and natural heritage features are not adversely 
impacted. 
 

 Section 6.2.4 - Development proposals for lands within and adjacent to Special 
Policy Area 2 shall have regard for the potential effects of outside lighting on the 
commercial greenhouse operation at 1879 Queen Street West. Conditions of 
development approval may be required to minimize the impact of spill over 
lighting on the commercial greenhouse operation. 

 
As mentioned previously the Secondary Plan required a Tertiary Plan for this block and 
the adjacent property owners in order to ensure a cohesive development that does not 
negatively impact the ecological function and natural heritage features. Any of the 
proposed changes to the Tertiary Plan have to be coordinated with the adjacent 
property owners.  
 
The subject property is designated as ‘Low Density 1’, as noted above, which permits 
residential dwelling types, including single detached, semi-detached and townhouse 



units, at a maximum density of 19.5 units per hectare.  The proposed additional unit 
types including apartment units results in a combined density of 127.5 units per hectare 
(exclusive of roads, parkland, SWM pond and NHS). However, it is noted that the 
medium density portion of the development is proposed to be 48.5 units per hectare and 
the high density portion (apartment) is proposed to be a density of 273.9 units per 
hectare.  Staff is satisfied that the proposed density is appropriate considering the 
existing and proposed public transit along Queen Street, and that it makes efficient use 
of existing and proposed infrastructure and services. The proposed density is also 
further supported by the submitted studies, as well as achieving a complete community.  
 
Given the above the proposed development is supported by a Secondary Plan 
Amendment, as attached to this report as Appendix 13.   
 
Tertiary Plan: 
 
The City of Brampton recently endorsed the Queen Street West Tertiary Plan. The 
Tertiary Plan designates the lands as;  

 
 ‘Medium Density Residential 1’, which permits a maximum of 208 residential 

townhouses; 
 Medium Density Residential 3’ which permits 117 apartment residential units, to 

a maximum height of 6 storeys  
 
As part of the proposed application, the applicant is requesting to amend the Council 
endorsed Tertiary Plan in order to recognize an increase in the height and unit count of 
the apartment block to 12 storeys and 200 units.  Although this differs from the Council 
endorsed Tertiary Plan it is supported by the existing and planned public transit along 
Queen Street, which requires transit supportive densities. The proposed change to the 
Tertiary Plan still incorporates a cohesive plan with the adjacent property owners in 
order to ensure a comprehensive development of the area, while protecting the natural 
heritage features.  
 
Therefore, staff is in support of the proposed revised Tertiary Plan as part of the Draft 
Official Plan Amendment Schedule B in Appendix 13.   
 
City of Brampton Zoning By-law: 
 
The property is zoned ‘Agricultural’ (A) and ‘Recreation Commercial section – 560 (RC-
560) by By-law 270-2004, as amended. This zone permits A Zoning By-law Amendment 
is required to permit the proposed development. 
 
The recommended By-law permits the proposed range of housing types, and includes 
development standards such as building setbacks from the street, etc. to ensure there is 
adequate space for public realm elements such as tree planting. It should be noted that 
the apartment building will be required to go through site plan control, which will further 
refine elements, such as building materials.  



 
Land Use: 
 
The proposed amendment to the Official Plan and Zoning By-law allows for a range of 
housing that is compatible and mitigates any negative impacts on the natural heritage 
system, well also providing a housing density that encourages public transit usage. 
Furthermore, the proposed development has been contemplated and cohesively works 
with the adjacent properties.  
 
Urban Design: 
 
The Urban Design policies within the Official Plan require that development adhere to 
appropriate urban design principles in order to successfully integrate into the City’s 
various nodes, corridors, neighbourhoods and districts. The proposed development 
adheres to a previously approved Community Design Guidelines and furthermore 
provided elements that work with the proposed development in order to ensure 
compatibility with the adjacent neighbourhood. As well as part of these applications an 
Urban Design Brief was approved.  
 
Landscape design and building materials, as well as other elements for the apartment 
block will be further discussed within the site plan application.  
 
Transportation:  
 
An overall Traffic Impact Study was completed as part of the Tertiary Plan review.  
 
A Traffic Impact Study was completed by BA Group in support of the application 
originally in November 2020 and then a response to comments was issued in August 
2021.  These documents were reviewed by Transportation Services staff and found to 
be satisfactory to support the proposed development.  
 
Servicing: 
 
A Functional Servicing report was completed by SKIRA & Associates Ltd. The City’s 
and Region’s Engineering staff have reviewed and approved the FSR. Should the 
application be approved, any detailed servicing and grading matters would be 
addressed through the site plan approval process and subdivision process.  
 
Environmental Site Assessment: 
 
A Phase One Environmental Site Assessment (ESA), 1879 Queen Street West, 
Brampton, Ontario prepared by Terraprobe Inc., dated December 9th, 2020 was 
submitted in support of the application. As a result of this study it was recognized that a 
Phase 2 ESA will be required, and this will be required as a condition of draft approval. 
If determined that, as a result of Phase Two ESA, the soil and groundwater on, in or 



under the property do not meet the applicable site standards. Remediation and/or risk 
assessment will be required prior to filing a RSC for the property.  
 
It should be noted that future minor variance applications will be required to address any 
“split-zoned” property to address the resulting compliance issues.  
 
Tree Inventory and Preservation Plan: 
 
Beacon Environmental Limited (Beacon) was retained to prepare a Tree Evaluation 
Report for the proposed development. This report outlines the health and well-being of 
the existing vegetation; what can be preserved and what should be removed. The 
assessment of the vegetation also provides information used by Open Space 
Development to determine the Cash-in-lieu requirements. 
 
Geotechnical Investigation: 
 
Terraprobe submitted a Geotechnical Investigation for the property, dated August 5th, 
2020. Generally the geotechnical investigation report provides an analysis of the soil 
substrate to determine construction requirements for infrastructure such as roads, 
sewer and engineering fill requirements. Prior to registration of the Plan, or any phase 
thereof, the applicant will be required to submit the final version of the detailed soils 
investigation of the site prepared, signed and sealed by a qualified Geotechnical 
Engineer. 
 
Archaeological Assessment: 
 
A Stage 1 & 2 Archaeological Assessment for 1879 Queen Street West prepared by 
The Archaeologists Inc. on November 11, 2020. The reports contained a copy of the 
MHSTCI Acceptance letter for the Stage 1 & 2 Archaeological Assessment for 1879 
Queen Street West, Part of Lot 5, Concession 4 West of Centre Road, (Geographic 
Township of Chinguacousy, County of Peel), City of Brampton, Regional Municipality of 
Peel. The report identifies that a Stage 1 & 2 study for the subject lands were conducted 
and was recommended that the lands are free of any further archaeological concerns. 
Heritage staff confirmed that the Archaeological Assessment requirement for the 
assessed lands has been satisfied.  
 
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 29, which achieves the City’s Bronze threshold. City staff will further verify the 
sustainability score during the site plan process. Attached in Appendix 15 is the 
Sustainability Snapshot.  



 
 
 
 
Public Spaces: 
 
There will be several interconnected publicly accessible spaces, including a 
neighbourhood park for the community and access to another adjoining park as part of 
the adjacent development. The buildings and streets surrounding public spaces will be 
designed to support their intended function.  
 
Integration with Surrounding Neighbourhoods:  
 
The development will be well integrated with the surrounding neighbourhood and 
developed in a cohesive manner with the adjacent developments. An effective transition 
from the higher density apartment building to the lower density of the adjacent 
neighbourhood will be provided.  
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RESULTS OF PUBLIC MEETING AND CORRESPONDENCE RECEIVED 

Planning and Development Committee 
Regular Meeting – June 7th 2021 

City File Number – OZS-2020-0036 

Members Present 
Regional Councillor M. Medeiros – Wards 3 and 4 (Chair) 
Regional Councillor P. Fortini – Wards 7 and 8 (Vice Chair) 
Regional Councillor R. Santos – Wards 1 and 5 
Regional Councillor P. Vicente – Wards 1 and 5 
Regional Councillor M. Palleschi – Wards 2 and 6 
City Councillor D. Whillans – Wards 2 and 6 
City Councillor J. Bowman – Wards 3 and 4 
City Councillor C. Williams – Wards 7 and 8 
City Councillor H. Singh – Wards 9 and 10 

Members Absent 
Regional Councillor G. Dhillon – Wards 9 and 10 

Staff Present 

D. Barrick, Chief Administrative Officer 

Planning and Development Services: 
R. Forward, Commissioner 
A. Parsons, Director, Development Services 
R. Conard, Director of Building, and Chief Building Official 
E. Corazzola, Manager, Zoning and Sign By-law  
B. Bjerke, Director, Policy Planning  
A. McNeil, Manager, Official Plan and Growth Management 
J. Humble, Manager, Policy Planning  
S. Ganesh, Manager, Development Services 
D. VanderBerg, Manager, Development Services 
C. Owusu-Gyimah, Manager, Development Services  
C. Caruso, Central Area Planner  
H. Katyal, Development Planner  
K. Henderson, Development Planner 
S. Dykstra, Development Planner  
N. Deibler, Development Planner  
X. Li, Development Planner 
C. LaRota, Policy Planner  
S. Eshesh, Policy Planner  
B. Shah, Policy Planner  
A.G. D’Andrea, Legal Counsel  

City Clerk’s Office: 



P. Fat, City Clerk,  
C. Gravlev, Deputy Clerk  
S. Danton, Legislative Corrdinator  
P. Fay, City Clerk 
C. Gravlev, Deputy City Clerk 
S. Danton, Legislative Coordinator 

Members of the Public 
Alison Bucking, Korsiak Urban Planning  
Michael Cara, Overland LPP 
Anthony Mason, Huttonvile Residents Association  
Maureen Fautley, Brampton Resident  

Staff Report: 

Kelly Henderson, Development Planner, Planning and Economic Development, presented an 
overview of the application that included the location of the subject lands, area context, design 
details, current land use designations, preliminary issues, technical considerations, concept plan, 
next steps and contact information. 

Following the presentation, there were pre-registered delegations, who presented to Committee on 
the subject application.  

The application received 4 delegations, 9 residents provided correspondence and 3 petitions were 
received from the community. At the time of the public meeting area residents provided their 
views, suggestions, concerns and posed questions with respect to traffic concerns, density, crime, 
property value, privacy, environmental, and clarification on the development and timing of the 
proposal. 

The following is a list of the primary concerns raised by area residents. 

Intensification/Density 

Residents were concerned with the proposed density and intensification of the area, and that 
executive single detached dwellings are not the only dwelling type being supported.  

Response: Staff are satisfied with the proposed density, which is further supported by the 
submitted studies/reports. Those studies indicate that there is adequate servicing, and 
transportation infrastructure within the area to support the development. The property is along 
a transit route (proposed BRT) and therefore increased density is encouraged by provincial 
policy documents.  

An Urban Design Brief was accepted by Urban Design staff, which speaks to the architectural 
character, massing and façade treatment of the development. In terms of the high density 
apartment block, the Community Design Guidelines speak to the building being designed and 
sited to mitigate overlook and overshadowing onto nearby low-rise built form. This informed 
the location of the apartment building as the proposed location has the least impact on existing 
and future residents from a shadow perspective, and also provides views of the natural 
heritage system.  

Lastly, with the increase in density and the variety of housing types this aids in the City meeting 
their housing targets and provides a range of housing for all residents within the City. 



Furthermore, the proposed density and intensification are not anticipated to have any negative 
impacts on the surrounding land uses.  

Height 

Residents voiced their concerns in regards to the height of the apartment block being 
increased.  

Response: The applicant has proposed to increase the height of the apartment building to 12 
storeys, whereas the original proposal was for 6 storeys, as shown and endorsed in the original 
Tertiary Plan. The 12-storey apartment building is more desirable as this better utilizes the 
infrastructure within the area, including the public transit and aids in achieving a complete 
community. The increased in height is also supported by the applicant submitted studies, which 
were reviewed and approved by City staff. Lastly, the apartment block will be required to go 
through a site plan application, where staff can further refine the design and façade of the 
proposed building.  

Built Form Compatibility  

Residents raised concerns that the development would not fit the character of the area. 

Response: As mentioned above the proposed development has been supported by several 
studies that were reviewed by City staff and approved, most notably under built form is the 
Urban Design Brief, which will be followed through to the site plan process for the apartment 
building and through the architectural control process. The proposed applications will help the 
City achieve a complete community by adding a variety of housing options in close proximity to 
public transit. The proposed development is compatible with the adjacent proposed subdivision 
and will be integrated within the existing community through the quality of design. It should 
also be noted that compatibility does not require all building types to be the same, rather a 
variety of housing options can be achieved provided the appropriate siting, setbacks and 
transitions are in place.  

Traffic Impact  

Residents were concerned about traffic congestion, increased volume and access to the 
development. 

Response: BA Group concludes that new site traffic can be accommodated by the Royal West 
Drive corridor and that the proposed development has a negligible impact to the overall corridor 
traffic operations. It was determined through the Traffic Study that nominal impacts will occur along 
the corridor. Furthermore, the City’s Transportation Planning and Region of Peel staff have 
reviewed the access and is satisfied that the surrounding road network and key intersection can 
accommodate the traffic generated by the proposed development.  

Noise Pollution 

Residents were concerned with the apartment building being proposed and the increase in 
noise pollution.  

Response: A noise report was submitted for this application, which was reviewed by City staff 



and was determined to support the proposed development.  

Impact on the Natural Heritage Features/Wildlife  

Residents raise concerns in regards to the proposed development and the impact it may have 
on the natural heritage features adjacent to the development, as well as the wildlife in the area, 
including some endangered species.  

Response: An Environmental Impact Study was completed for this application and circulated 
to staff and the Conservation Authority for review and comment. The report has since been 
accepted by staff and the Conservation Authority and no adverse impacts are anticipated on 
the natural heritage features and/or with the endangered species. Furthermore, a Natural 
Heritage Systems block and buffer block is being conveyed to the City as well as being zoned 
appropriately to preserve the feature.  

Increase in Crime  

Residents were concerned that the nature of the proposed development would attract only investors, 
therefore resulting in the units being rented out and potentially leading to more crime and violence in 
the area. 

Response: Staff notes that there is no correlation between rental units/townhouse units and 
increase in crime. 



Henderson, Kelly

From: Bhupesh Khurana 
Sent: 2021/08/24 1:32 PM
To: Lacoste, Simon; Henderson, Kelly; City Clerks Office; Planning Development
Subject: [EXTERNAL]Concerns About The Projects

Follow Up Flag: Follow up
Flag Status: Flagged

Caution: This email originated from outside the organization. Do not click links or open attachments that you do not trust or are not 
expecting.

City of Brampton

The Residents of The Estates of Credit Ridge  have concerns to be addressed on  File# 
OZS-2020-0018 and FILE# OZS-2020-0036 and Branthaven Queen West Inc Project.

The Residents of The Estates of Credit Ridge
Motion to put  File# OZS-2020-0018 and FILE# OZS-2020-0036 and Branthaven Queen
West Inc projects ON HOLD. Due to Current Traffic Levels which are Dangerous for  Public on 
Royal West Dr.

The Residents of The Estates of Credit Ridge have concerns to the current fluctuation of traffic that our 
community has been impacted by the development of Branthaven Queen West Inc Project With an 
estimate of 1000 people using Royal West Dr Overnight.

Future and current projects will bring about 5000 people on Royal West Dr everyday to travel to Walmart and Home Depot using Royal 
West Dr.

The Residents of The Estates of Credit Ridge
put Forward Motion on How to Resolve Current Traffic Levels on Royal West Dr.

THANK YOU

Bhupesh Khurana

1



J. Mark Joblin

VIA E-mail ( Kelly.Henderson@Brampton.ca )

City of Brampton
Planning & Development Services
2 Wellington Street West
Brampton, ON L6Y 4R2

Dear Ms. Henderson:

RE:  1879 Queen Street West
Application for Official Plan Amendment, Zoning By-law Amendment and 
Draft Plan of Subdivision
Written Submissions of Aviatelle Construction Company Limited
City File: OZS-2020-0036
Public Meeting Date: June 7, 2021

We are the solicitors for Aviatelle Construction Company Limited (“Aviatelle”), the owners of the 
property municipally known as 1807 Queen Street West (the “Aviatelle Lands”). My client’s 
property abuts part of the Subject Property to the north and east, as shown on the map attached 
as Attachment “1”. This letter provides comments from my client on the above noted 
applications filed on behalf of Jim and Luisa Mocon (the “Applicants”).

Increased Height and Density

Aviatelle does not support the proposed deviation from the Council-endorsed Tertiary 
Plan to permit a 12-storey apartment building in place of the previously contemplated 6-
storey building (on Block 17 of the proposed draft plan of subdivision). The significant 
increase in height may result in new impacts on the Aviatelle Lands including but not 
limited to shadowing and overlook. The proposed apartment is located at the boundary 
between the Subject Lands and the Aviatelle Lands. Although a large portion of the 
Aviatelle Lands consist of natural heritage elements, the parcel is an existing residential 
property. Many of the views of the valley referred to in the Planning Justification Report 
are in fact views to the Aviatelle Lands, and the rendering of the proposed apartment 
illustrate outdoor platforms overlooking the Aviatelle Lands. It appears likely that these 
impacts only arise through the increase in height.

{L2143608.2} {



Environmental Review

Further environmental review should be required beyond Phase 1 in order to 
demonstrate a lack of potential impact, in particular to the Aviatelle Lands, given the 
historical use of the Subject Lands, including use of pesticides and fertilizers and storage 
of vehicles.

Stormwater Management Pond/Townhouse Block

The proposed development includes a block of 7 townhouses (Block 15 on the proposed 
draft plan of subdivision) on lands which the Council-endorsed Tertiary Plan 
contemplates as being part of the Stormwater Management Pond lands. Given the 
stated concerns below in connection with stormwater management, it would be 
premature to approve this area for residential development. Doing so imposes 
unnecessary restraints on the design of the Stormwater Management Pond.

Stormwater Management

It is our understanding that stormwater flows on the Subject Property currently leave the 
Subject Lands at various locations, but that the proposed development would result in 
stormwater entirely, or predominantly, outflowing from the Subject Property onto the 
neighbouring Rotary Club lands into the Huttonville Creek Tributary. This location is 
immediately upstream of the Aviatelle Lands, resulting in the flows then travelling onto 
the portion of the tributary on the Aviatelle Lands. This circumstance appears certain to 
be exacerbated by other development within the Tertiary Plan area outflowing to the 
same or similar location. Aviatelle is concerned with erosion, siltation and contamination 
impacts arising as a result of changes to the quantity, quality and velocity of outflow. 
Aviatelle is further concerned with erosion, siltation and contamination impacts resulting 
from the proposed emergency overland channel.

Aviatelle is not under any obligation to permit such changes to the quantity, quality or 
velocity of stormwater flow onto its property, or any outfall structures that might be
proposed. It is requested that further study and plan revision be undertaken to
demonstrate that the development of the Subject Property as proposed will have no 
impact on the Aviatelle Lands, including changes to quantity, quality and velocity of 
stormwater outflow, or impacts from erosion, siltation or contamination. The Application 
should not be approved in the absence of comprehensive engineering, geomorphology 
and fluvial morphology, an environmental impact study (in terms of contamination from 
existing and proposed uses), and a natural heritage features impact study including a 
comprehensive water balance assessment addressing impacts to natural heritage 
features on the Aviatelle Lands.
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These comments are intended to be provided to City Council as written submissions for the 
purposes of entitlement of my client to appeal any approvals by the City.

We also request that we be provided with notice and a copy of the decision in this matter.

We trust this is satisfactory. Should you require anything further, please do not hesitate to 
contact the undersigned.

Yours very truly,
LOOPSTRA NIXON LLP

Per: J. Mark Joblin

c.c. City Clerk ( cityclerksoffice@brampton.ca )
Client
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Attachment "1"
Location of the Aviatelle Lands



 
 
 

June 7, 2021

Peter Fay, City Clerk
City of Brampton
2 Wellington Street West
Brampton, ON
L6Y 4R2

Re:  Application made by Korsiak Urban Planning – Jim and Luisa Mocon (City File: OZS-2020-0036)
Application for Official Plan Amendment, Zoning By-law Amendment and a Draft Plan of Subdivision 
1879 Queen Street West, Ward: 4

Kaneff Group of Companies acknowledges receipt of the notice of public meeting for 1879 Queen Street West 
(City File: OZS-2020-0036).  We are the registered owner of the lands to the south and east of the subject site 
known as Lionhead Golf Club & Conference Centre located at 8525 Mississauga Road.  By way of this letter, 
Kaneff would like to confirm that we have no objection to the application submitted for the lands located at 1879 
Queen Street West to permit a mix of residential land uses.

Queen Street West is a major arterial road and transit corridor in the City of Brampton intended to accommodate a 
mix of uses and densities that support a complete community.  There are a number of active development 
applications currently under review with the City of Brampton that will contribute a mix of land uses, densities 
and heights along Queen Street West that will certainly complement the existing neighbourhoods in this particular 
area of the City.  As a developer with land holdings in Springbrook and the surrounding area, Kaneff is keen to 
pursue development opportunities that will contribute new housing options within the existing community that 
will be supported by the exiting BRT service along Queen Street West.  We encourage the City of Brampton to 
consider amendments to the existing policy framework that supports intensification and mixed-use development 
along Queen Street West and the surrounding area.

Kaneff would like to thank the City of Brampton for notifying us of the public meeting date for this application
and would request that we continue to be notified of key milestones associated with this development proposal 
moving forward.

Sincerely,

Kevin Freeman, MCIP, RPP
Director of Planning & Development, on behalf of the Kaneff Leadership Team

Kaneff Group of Companies, 8501 Mississauga Road, Brampton ON L6Y 5G8



Henderson, Kelly

From: Natalie Okal >
Sent: 2021/09/04 12:04 AM
To: Henderson, Kelly; City Clerks Office
Subject: [EXTERNAL]Request to Speak at Virtual Meeting Files #OZS-2020-0018 & Official

Complaint

Follow Up Flag: Follow up
Flag Status: Flagged

Caution: This email originated from outside the organization. Do not click links or open attachments that you do not trust or are not 
expecting.

Hello City Clerks Office,

I would like to pre-register to speak at the meeting on Sept 7th 2021 about City File  #OZS-2020-0018.

My name is Natalie Okal, I live in the Estates of Credit Ridge, Across of the proposed development site. I have 
outlined my concerns below.

Concern #1 – The current Traffic levels/infrastructure of the area on Royal West Dr cannot handle a influx of high density 
housing coming though. Right now, there are individuals using Royal West Dr from both directions; William Parkway & 
Queen street for short cuts from 7am-9:30am and 4:30-7:30pm everyday. It is becoming  concerning issue of safety for the 
children, and individuals who live and walk on royal west on a regular basis. In addition to the traffic, the increase in noise 
levels are disruptive to the community and quality of life.

Concern #2 -  Not only will the increase of traffic impact the residents of the community, it will also impact the wildlife of the 
area. Due to the close proximity of the area to the conservation areas of Springbrook Creek and numerous woodlots, any 
increase in the traffic in the area due to new development will be hazardous to wildlife. Many wild animals such as Ontario’s 
classified Endangered Species “Redside Dace” live in the streams and although there are plans for a blockage, the runoff from 
the condo & apartment complexes in the files developments (1) File# OZS-2020-0018 & (2) FILE# OZS-2020-0036 will harm 
the already endangered species and contaminate the streams. Adding high-rise apartment buildings will further create a 
landscape which will be full of human risk to the wildlife. If the city takes the initiatives of conserving wildlife and ecosystems 
seriously and responsibly, as it always boosts, then this development for two apartment buildings should be stopped 
immediately. We are also wondering if there was any Environmental Impact Assessment report done for redeveloping the 
subject site for two apartment buildings and its impact on the ecosystems and endangered species.

Concern #3 – We are concerned about the city not giving us enough notice in the midst of a pandemic to voice our concerns. 
The notice for the official plan and zoning by-law amendment for the above mentioned project was posted on August 11th, 
2021. We are in the middle of a pandemic and we are expected to express our concerns by September 7th, 2021. If the city does 
take Covid-19 seriously, how can it expect residents to express their concerns in a this short period of time As per the Covid-19 
Protocols, public gatherings are not recommended and the requirements of physical distancing make it more challenging. 
Although the public meeting will be virtual, the deadline to express our concerns is not enough time.

Concern #4 -  The Estates of the Credit Ridge is right across the area where this development is being purposed. It will take 
away the curb appeal and beauty of the landscape of the area. Putting apartment buildings in the area will increase the noise 
pollution and traffic on Royal West drastically – impacting the safety of our area streets. The developments of Modern styled 
condo complex’s not only diminishes the urban planning of a vintage village as designed by the Estates of the Credit Ridge but 
will also require major infrastructure changes to support the density of the new proposed developments.
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Thank you,
Natalie Okal

Please let me know what the next step entails.
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Henderson, Kelly

From: Navpreet Badhwar 
Sent: 2021/09/06 6:06 PM
To: Henderson, Kelly
Subject: [EXTERNAL]File# OZS-2020-0018 and FILE# OZS-2020-0036

Follow Up Flag: Follow up
Flag Status: Flagged

Caution: This email originated from outside the organization. Do not click links or open attachments that you do not 
trust or are not expecting.

City of Brampton

The Residents of The Estates of Credit Ridge  have concerns to be addressed on  File# OZS-2020-0018 and FILE# 
OZS- 2020-0036 and Branthaven Queen West Inc Project.

The Residents of The Estates of Credit Ridge Motion to put  File# OZS-2020-0018 and FILE# OZS-2020-0036 and 
Branthaven Queen West Inc projects ON HOLD. Due to Current Traffic Levels which are Dangerous for  Public on 
Royal West Dr.

The Residents of The Estates of Credit Ridge have concerns to the current fluctuation of traffic that our community has 
been impacted by the development of Branthaven Queen West Inc Project With an estimate of 1000 people using Royal 
West Dr Overnight.

Future and current projects will bring about 5000 people on Royal West Dr everyday to travel to Walmart and Home 
Depot using Royal West Dr.

The Residents of The Estates of Credit Ridge

put Forward Motion on How to Resolve Current Traffic Levels on Royal West Dr.

THANK YOU

Navpreet Badhwar
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Henderson, Kelly

From: OLIVER SHUKOORI 
Sent: 2021/08/20 3:56 PM
To: Henderson, Kelly; City Clerks Office; Planning Development
Subject: [EXTERNAL]Motion to put ON HOLD File# OZS-2020-0018 and File# OZS-2020-0036

and Branthaven Queen West Inc Project

Follow Up Flag: Follow up
Flag Status: Flagged

Caution: This email originated from outside the organization. Do not click links or open attachments that you do not trust or are not 
expecting.

City of Brampton

The Residents of The Estates of Credit Ridge  have concerns to be addressed on  File# 
OZS-2020-0018 and FILE# OZS-2020-0036 and Branthaven Queen West Inc Project.

The Residents of The Estates of Credit Ridge
Motion to put  File# OZS-2020-0018 and FILE# OZS-2020-0036 and Branthaven Queen West
Inc projects ON HOLD. Due to Current Traffic Levels which are Dangerous for  Public on Royal 
West Dr.

The Residents of The Estates of Credit Ridge have concerns to the current fluctuation of traffic that 
our community has been impacted by the development of Branthaven Queen West Inc Project With an 
estimate of 1000 people using Royal West Dr Overnight.

Future and current projects will bring about 5000 people on Royal West Dr everyday to travel to Walmart 
and Home Depot using Royal West Dr.

The Residents of The Estates of Credit Ridge
put Forward Motion on How to Resolve Current Traffic Levels on Royal West Dr.

THANK YOU

Brampton City Contact
Kelly Henderson, MSc.Pl., MCIP, RPP

Planner, Development Services
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Planning, Building and Economic Development

City of Brampton

T 905.874.2619

EMAIL: KELLY.HENDERSON@BRAMPTON.CA

Must send below email request to the City.

City of Brampton

The Residents of The Estates of Credit Ridge  have concerns to be addressed on  File# 
OZS-2020-0018 and

FILE# OZS-2020-0036

PROJECT  File# OZS-2020-0018

New proposed development

The condo complex will have 330 units of Residential and 14 Stories high. The Main floor will 
have Commercial units.

We will have 1000 extra people using Royal west to go to Walmart and Home Depot everyday just 
for this project.

ROYAL WEST DR CURRENT STATUS

Reroute Brampton Transit Bus from Royal west  to Mississauga rd because it serves the public 

better. Install  at both ends of royal west dr a Gate with remote and intercom for delivery.

We are not restricting anyone from using it and  there will be an intercom that will allow people to 
use Royal west.

Traffic status currently Walmart and Home Depot delivery services uses Royal West Dr for 
their routes. These are transportation Trucks.
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We have people using  Royal West from both directions Williams pkwy and  Queen street for 
short cuts from 7am to 930am and 4pm to 730pm everyday.

Plus Also we currently have 159 units of Townhomes being built besides the subject property.

We know the revenue that it brings but please go 2km north. Single  Residential Homes would 
benefit our community at this location.

Let me build a condo/commercial complex besides your 2 million dollar home.

Also for Commercial  use Mississauga rd across Home Depot will all be commercial.

Thank You

On Fri., Aug. 20, 2021, 8:17 a.m. OLIVER SHUKOORI,  wrote:
File# OZS-2020-0018
File# OZS-2020-0036

Hope this email finds you well
Would like to speak at the virtual meeting.
Thank you

Brampton City Contact
Kelly Henderson, MSc.Pl., MCIP, RPP
Planner, Development Services
Planning, Building and Economic Development
City of Brampton
T 905.874.2619
EMAIL: KELLY.HENDERSON@BRAMPTON.CA

City of Brampton
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The Residents of The Estates of Credit Ridge  have concerns to be addressed on  File# OZS-2020-0018

New proposed development
The condo complex will have 330 units of Residential and 14 Stories high. The Main floor will have Commercial units.

We will have 1000 extra people using Royal west to go to Walmart and Home Depot everyday just for this project.

ROYAL WEST DR CURRENT STATUS

Reroute TTC  Bus from Royal west  to Mississauga rd because it serves the public better.

Install  at both ends of royal west dr a Gate with remote and intercom for delivery.
We are not restricting anyone from using it and  there will be an intercom that will allow people to use Royal west.

Traffic status currently Walmart and Home Depot delivery services uses Royal West Dr for their routes. These are 
transportation Trucks.

We have people using  Royal West from both directions Williams pkwy and  Queen street for short cuts from 7am to 930am and 4pm 
to 730pm everyday.

Plus Also we currently have 159 units of Townhomes being built besides the subject property.

We know the revenue that it brings but please go 2km north. Single  Residential Homes would benefit our community at this location.

Let me build a condo/commercial complex besides your 2 million dollar home.

Also for Commercial  use Mississauga rd across Home Depot will all be commercial.

Thank You

Best Regards,

Oliver Shukoori
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Henderson, Kelly

From: Pankaj Gupta >
Sent: 2021/09/05 5:00 PM
To: Henderson, Kelly; Lacoste, Simon; City Clerks Office; Planning Development
Subject: [EXTERNAL]Zoning By-Law Amendment 1857 Queen St West, File # OZS-2021-0018

and OZS-2020-0036

Follow Up Flag: Follow up
Flag Status: Flagged

Caution: This email originated from outside the organization. Do not click links or open attachments that you do not trust or are not 
expecting.

To,
Ms. Kelly Henderson,
Planner, Development Services,
City of Brampton.

Sub: Comments related to proposed development Zoning By-Law Amendment 1857 Queen St West, File # OZS-2021- 0018 and 
OZS-2020-0036

Good Afternoon Kelly,

I got to know  about this development proposal from a friend of mine who resides on Royal West and via this letter I would like to 
share my comments since I am also affected as a property owner in a neighborhood where development is being proposed.

To start, as per the  “Springbrook Block Plan” released by the city in 2010 under “Royal West Developments, File # C04W08.004”, it 
states: “The Springbrook Block Plan is characterized by low density housing, upscale executive housing, turning circles, stormwater 
management ponds, vista blocks, gateways, and natural features.” Unquote.

Keeping the above note in mind, I fail to understand how can a development of 2 multi storied buildings, 14 & 12 storey’s in height 
be accepted as a proposal OZS-2021-0018 by the city just steps from Springbrook and same is true for OZS- 2020-0036 where 
another high rise is proposed. This actually is opposite to what’s mentioned in the “Royal West Developments, File # C04W08.004” 
& totally defeats the cities vision of Springbrook Block Plan, : Quote: “The architecture and landscaping designs for the subject lands 
are consistent with the vision of the Springbrook
Block Plan.”

Not sure, maybe the new development of these Multi Stories is outside the Springbrook Block, but please note its adjoining the 
Springbrook Block, just a street apart (Queen St). Approval & development of the 2 multi-Story buildings by Zoning By-Law 
Amendment will actually impact the overall appearance & needs of the community & its surroundings, and go against the original 
“Springbrook Block Plan”, this development imposes major changes to the character of the
neighborhood.

One of the big issue is the current  traffic situation on Royal West as related to morning & afternoon commuters who take a detour 
from Mississauga Road to Royal West is already concerning & not safe. This development will further have an adverse impact & 
cause concern with road safety & have Traffic Impact on Royal West. People drive at very high speed on royal west drive road not 
keeping in mind any speed limit. People take detours to home depot and walmart plaza from this road. A request has been made to 
City to install additional stop signs on royal west drive and also reduce the recommended speed of 50. I believe that  we should also 
not allow right turn from queens to royal west drive except residents as an example to reduce traffic situation. I think we all are 
waiting for an unfortunate situation of big
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mishappening and only then something will happen. This high density additional housing will worsen the traffic situation further.

Also the public meeting notice dated 13th August with the meeting date as 13th Sep, does not seem to provide fair notice to the 
impacted residents keeping in mind the current situation of Covid-19 & related limitations.

Thanks for taking the time to go through the comments above & request your support on this concern.

Best Regards,
Pankaj Gupta
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Henderson, Kelly

From: Thomas Kastelic 
Sent: 2021/06/16 11:54 AM
To: Henderson, Kelly
Cc: Mark Condello
Subject: [EXTERNAL]OZS-2020-0036 - 1879 Queen Street - Mocon Plan of Subdivision

Follow Up Flag: Follow up
Flag Status: Flagged

Caution: This email originated from outside the organization. Do not click links or open attachments that you do not trust or are not 
expecting.

Hey Kelly,

Hope you’re doing well!

Given our involvement with the Mocon’s through the Queen Street Tertiary Plan Cost Sharing Agreement, we’d like to 
formally request party status to this application. Please provide an updates as necessary.
Note, we have no objection to their application, such that it conforms to the general intent of the council endorsed
Queen Street Tertiary Plan.

Feel free to reach out if you have any questions, or require additional information.

Cheers,

Thomas Kastelic, BComm.
Project Manager
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June 4, 2021

VIA EMAIL

Overland LLP
5255 Yonge St, Suite 1101
Toronto, ON  M2N 6P4
Tel 416-730-0337
overlandllp.ca

City of Brampton, Planning and Development Services
2 Wellington Street West, 3rd Floor
Brampton, ON  L6Y 4R2

Attention: Kelly Henderson, Development Planner

Dear Ms. Henderson:

RE: 1879 Queen Street West (the “Subject Site”)
Application for Official Plan Amendment, Zoning By-law Amendment 
and Draft Plan of Subdivision (the “Applications”)
Municipal File No. OZS-2020-0036 and 2021-500

Statutory Public Meeting on June 7, 2021 at 7:00 p.m.

We are the lawyers for the Rotary Club of Brampton Glen Community Centre (“Rotary”), being 
the owner of the property municipally known as 1857 Queen Street West in the City of 
Brampton (the “Rotary Property”).

The Rotary Property, which is located to the immediate east of the Applicant’s property, is the 
subject of its own site-specific applications for an Official Plan Amendment and a Zoning By-law 
Amendment, which were filed with the City on May 18, 2021 (City File No. OZS-2021-0018). On 
behalf of Rotary, we are writing to provide our preliminary comments in respect of the 
Applications that have been filed by Jim and Luisa Mocon (“Mocon”).

Background

By way of background, Rotary and Mocon previously participated in the preparation of the 
Queen Street West – Credit Valley Tertiary Plan (“Tertiary Plan”), which is intended to guide 
the future redevelopment of the lands bound by Queen Street West, Mississauga Road, the 
Credit River and the Huttonville Creek.  The owners of 1817 and 1831 Queen Street West 
(“Branthaven”) and 1951 Queen Street West (“Cesta”) were also participants in the preparation 
of the Tertiary Plan.

The Tertiary Plan that was prepared on behalf of the aforementioned group of landowners was 
presented to and endorsed by City Council at its meeting on October 23, 2019. A copy of the 
Council-endorsed Tertiary Plan is attached as Schedule “A” to this correspondence. Since that 
time, Rotary has been actively involved in the preparation of a cost sharing agreement with 
Mocon, Branthaven and Cesta. The cost sharing agreement is intended to coordinate the 
construction of shared works within the Tertiary Plan Area.





Interest in Applications

Given the close proximity between the Subject Site and the Rotary Property, as well as the
extensive efforts that have been directed towards the preparation of the Tertiary Plan that was 
endorsed by City Council in October 2019, Rotary has an obvious interest in ensuring that the 
Applications support the principle of comprehensive planning.  Rotary also has an interest in 
ensuring that the Mocon Applications reflect the fundamental principles that have been identified 
in the Tertiary Plan.

One of the underlying structural components of the Tertiary Plan is the creation of a coordinated 
internal network of roads and laneways that will facilitate public access and enhanced 
opportunities for connectivity between adjacent lands. In this regard, the Tertiary Plan is 
intended to support the optimization of land use and infrastructure within the Tertiary Plan Area, 
in keeping with local and Provincial planning policy.

As our client has a direct interest in the Applications, we hereby request notice of any meetings 
and decisions of City Council and any Committees of Council related to these matters.

Thank you for your consideration of these submissions.

Yours truly,
Overland LLP

Per:  Michael Cara

Encl.

c. G. Williams, Rotary Club of Brampton Glen Community Centre
M. Gagnon, Gagnon Walker Domes Ltd.
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Schedule “A” – Tertiary Plan endorsed by City Council on October 23, 2019
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Brampton City Council Meeting - October 23, 
2019 Re: Delegation 7.4, Item 11.3 
(PDC168-2019)
and Closed Session 21.14



TRANSMITTAL   
 

 The Historic Hamlet of Springbrook and Surrounding Area  
 

Date:   October 26, 2021 
 
Subject:  PETITION 
 

OBJECTIONS to – Official Plan Amendments and Zoning By-Law 
Amendments regarding City of Brampton Files: #OZS-2021-0018 
(Rotary Glen), #OZS2020-0036 (Mocon), 1815 Queen St. W. 
(Branthaven Queen West Inc.) and Other Proposed Developments in 
the Area of Lionhead Executive Estates, The Historic Hamlet of 
Springbrook and Surrounding Area, Brampton, Ontario 

 
To:   City of Brampton 

2 Wellington St. W 
Brampton ON L6Y 4R2 

 
Attention:  Mr. Martin Medeiros,    Mr. Jeff Bowman,  

Regional Councillor Wards 3 and 4  City Councillor Wards 3 and 4 
Telephone: 905-874-2634    Telephone: 905-874-2603 

 

The following items are attached: 

 as requested by you 

 for action by you 

 for your information 

 returned to you 

 for your approval 

 return copies to John Brennen 

 
Dear Councillors Medeiros and Bowman, 
 
Enclosed please find the following Scanned Petition documentation for your review. 
 
Should you find the Petition documentation acceptable, please advise as to when we could 
meet with you to submit the documents for your presentation to Brampton City Council.  
 
We wish to confirm that we are putting our faith in you to lead this process so that the goals of 
the residents are achieved. We in turn will do whatever you advise us to back you in any way 
we can. 
 
The following Petition Documentation is listed below: 
 
PETITION – OBJECTIONS to – Official Plan Amendments and Zoning By-Law Amendments 
regarding City of Brampton Files: #OZS-2021-0018 (Rotary Glen), #OZS2020-0036 (Mocon), 
1815 Queen St. W. (Branthaven Queen West Inc.) and Other Proposed Developments in the 
Area of Lionhead Executive Estates, The Historic Hamlet of Springbrook and Surrounding 
Area, Brampton, Ontario – 30 Pages 
 
Yours truly, 
 

Amrik Ahluwalia and John Brennen 



PETITION 
 

Lionhead Executive Estates  
 

PUBLIC CONSULTATION MATTERS! 
 

City of Brampton Files: 
# OZS-2021-0018 (Rotary Glen) 
File # OZS-2020-0036 (Mocon) 

1815 Queen St. W. (Branthaven Queen West Inc.) 
 
 

The Historic Hamlet of Springbrook and Surrounding Area 
 

 

OBJECTION 
 

• We stand united in objection to the proposed zoning bylaw 
amendments that will allow the development of high-density 
housing in Credit Valley Secondary Plan/Queen Street West -
Springbrook Tertiary Plan.  
 

• Specifically, we strongly oppose:  
• Any plan of development that proposes high rise apartments 

on these lands  
• Any development that will adversely impact the Area of 

Natural and Scientific Interest (ANSI) and the river valley 
surrounding the land. 

• Any development that may damage the reputation, image 
and subsequently, property values of the area. 

• Any plan that is not respectful of our cultural and natural 
heritage features. 
 

 

CO-OPERATION 
 

 

• We recognize that the subject land is suitable and zoned for 
mixed residential development.  
 

• We wish to work with the City Planning Department and Council 
in a positive and constructive dialogue that will deliver 
Development Assets that will benefit rather than hinder the 
prosperity and reputation of this area. 



 
 
 

 
The Historic Hamlet of Springbrook and Surrounding Area 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 































































































TRANSMITTAL   
 

Date:   October 27, 2021 
 
Subject:  PETITION 
 

OBJECTIONS to – Official Plan Amendments and Zoning By-Law 
Amendments regarding City of Brampton Files: #OZS-2021-0018 
(Rotary Glen), #OZS2020-0036 (Mocon), 1815 Queen St. W. 
(Branthaven Queen West Inc.) and Other Proposed Developments in 
the Area of Lionhead Executive Estates, The Historic Hamlet of 
Springbrook, Huttonville and Surrounding Area, Brampton, Ontario 

 
To:   City of Brampton 

2 Wellington St. W 
Brampton ON L6Y 4R2 

 
Attention:  Regional Councillor    City Councillor 

Mr. Michael Palleschi    Mr. Doug Whillans 
 

 
Dear Councillors Palleschi and Whillans, 
 
The proposed developments for high-density housing on Queen Street have been and are 
being processed by The City Planners with virtually no meaningful consultation with the 
existing surrounding residents.  

For the last 20 years, this corner of Brampton has been developed by The City with executive 
homes to provide housing for professionals in our city, our local business owners, doctors, 
lawyers, and other professionals. This land use is stated clearly in the Secondary Plan, 
updated as recently as February 2021. 

These proposed developments are an insult to the existing residents. As such the sub-
divisions surrounding these proposed developments have been preparing petitions opposing 
these developments. Please find attached the petition from River Road with 40 
signatures. 

We look to you as our Ward 6 Councillors to rally support from your Councillor Colleagues to 
exercise oversight on these developments and fill in these areas of land with suitable high-
quality, single-family housing types that does not include medium or high-density product. 

 
 
Yours Sincerely, 
 

Don Naylor and Dianne Hunnam-Jones 



PETITION 
 

River Road Neighbourhood 
 

PUBLIC CONSULTATION MATTERS! 
 

City of Brampton Files: 
# OZS-2021-0018 (Rotary Glen) 
File # OZS-2020-0036 (Mocon) 

1815 Queen St. W. (Branthaven Queen West Inc.) 
 
 

The Historic Hamlet of Springbrook and Surrounding Area 
 

 

OBJECTION 
 

• We stand united in objection to the proposed zoning bylaw 
amendments that will allow the development of high-density 
housing in Credit Valley Secondary Plan/Queen Street West -
Springbrook Tertiary Plan.  
 

• Specifically, we strongly oppose:  
• Any plan of development that proposes high rise apartments 

on these lands  
• Any development that will adversely impact the Area of 

Natural and Scientific Interest (ANSI) and the river valley 
surrounding the land. 

• Any development that may damage the reputation, image 
and subsequently, property values of the area. 

• Any plan that is not respectful of our cultural and natural 
heritage features. 
 

 

CO-OPERATION 
 

 

• We recognize that the subject land is suitable and zoned for 
mixed residential development.  
 

• We wish to work with the City Planning Department and Council 
in a positive and constructive dialogue that will deliver 
Development Assets that will benefit rather than hinder the 
prosperity and reputation of this area. 



 
 
 

 
The Historic Hamlet of Springbrook and Surrounding Area 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





















































Appendix 11 
 
 
 
 
 
 
 
 
 

RESUTLS OF THE CIRCULATION 
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Henderson, Kelly

From: circulations@wsp.com
Sent: 2021/04/15 9:32 AM
To: Henderson, Kelly
Subject: [EXTERNAL]Draft Plan of Subdivision (21T-20011B) and OPA/ZBLA (OZS-2020-0036), 

1879 Queen St. W., Brampton.

Follow Up Flag: Follow up
Flag Status: Flagged

2021-04-15 
 
Kelly Henderson 
 
Brampton 
, ,  
 
 
Attention: Kelly Henderson 
 
Re: Draft Plan of Subdivision (21T-20011B) and OPA/ZBLA (OZS-2020-0036), 1879 Queen St. W., 
Brampton.; Your File No. 21T-20011B,OZS-2020-0036 
 
Our File No. 90144 
 
Dear Sir/Madam, 

We have reviewed the circulation regarding the above noted application. The following paragraphs are to be 
included as a condition of approval: 

“The Owner acknowledges and agrees to convey any easement(s) as deemed necessary by Bell Canada to 
service this new development. The Owner further agrees and acknowledges to convey such easements at no 
cost to Bell Canada. 

The Owner agrees that should any conflict arise with existing Bell Canada facilities where a current and valid 
easement exists within the subject area, the Owner shall be responsible for the relocation of any such facilities 
or easements at their own cost.” 

The Owner is advised to contact Bell Canada at planninganddevelopment@bell.ca during the detailed utility 
design stage to confirm the provision of communication/telecommunication infrastructure needed to service the 
development. 

It shall be noted that it is the responsibility of the Owner to provide entrance/service duct(s) from Bell Canada’s 
existing network infrastructure to service this development. In the event that no such network infrastructure 
exists, in accordance with the Bell Canada Act, the Owner may be required to pay for the extension of such 
network infrastructure. 
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If the Owner elects not to pay for the above noted connection, Bell Canada may decide not to provide service to 
this development. 

To ensure that we are able to continue to actively participate in the planning process and provide detailed 
provisioning comments, we note that we would be pleased to receive circulations on all applications received 
by the Municipality and/or recirculations. 

Please note that WSP operates Bell’s development tracking system, which includes the intake of municipal 
circulations. WSP is mandated to notify Bell when a municipal request for comments or for information, such 
as a request for clearance, has been received. All responses to these municipal circulations are generated by 
Bell, but submitted by WSP on Bell’s behalf. WSP is not responsible for Bell’s responses and for any of the 
content herein. 

If you believe that these comments have been sent to you in error or have questions regarding Bell’s protocols 
for responding to municipal circulations and enquiries, please contact planninganddevelopment@bell.ca 

Should you have any questions, please contact the undersigned. 
 
Yours truly, 
 
Ryan Courville 
Manager - Planning and Development 
Network Provisioning 
Email: planninganddevelopment@bell.ca  

 

 
 
NOTICE: This communication and any attachments ("this message") may contain information which is privileged, confidential, proprietary or otherwise subject to 
restricted disclosure under applicable law. This message is for the sole use of the intended recipient(s). Any unauthorized use, disclosure, viewing, copying, 
alteration, dissemination or distribution of, or reliance on, this message is strictly prohibited. If you have received this message in error, or you are not an 
authorized or intended recipient, please notify the sender immediately by replying to this message, delete this message and all copies from your e-mail system 
and destroy any printed copies. You are receiving this communication because you are listed as a current WSP contact. Should you have any questions regarding 
WSP's electronic communications policy, please consult our Anti-Spam Commitment at www.wsp.com/casl. For any concern or if you believe you should not be 
receiving this message, please forward this message to caslcompliance@wsp.com so that we can promptly address your request. Note that not all messages sent 
by WSP qualify as commercial electronic messages.  
 
AVIS : Ce message, incluant tout fichier l'accompagnant (« le message »), peut contenir des renseignements ou de l'information privilégiés, confidentiels, 
propriétaires ou à divulgation restreinte en vertu de la loi. Ce message est destiné à l'usage exclusif du/des destinataire(s) voulu(s). Toute utilisation non permise, 
divulgation, lecture, reproduction, modification, diffusion ou distribution est interdite. Si vous avez reçu ce message par erreur, ou que vous n'êtes pas un 
destinataire autorisé ou voulu, veuillez en aviser l'expéditeur immédiatement et détruire le message et toute copie électronique ou imprimée. Vous recevez cette 
communication car vous faites partie des contacts de WSP. Si vous avez des questions concernant la politique de communications électroniques de WSP, 
veuillez consulter notre Engagement anti-pourriel au www.wsp.com/lcap. Pour toute question ou si vous croyez que vous ne devriez pas recevoir ce message, 
prière de le transférer au conformitelcap@wsp.com afin que nous puissions rapidement traiter votre demande. Notez que ce ne sont pas tous les messages 
transmis par WSP qui constituent des messages electroniques commerciaux.  

 
 
 
-LAEmHhHzdJzBlTWfa4Hgs7pbKl  



Dufferin-Peel Catholic District School Board 
40 Matheson Boulevard West, Mississauga, ON L5R 1C5 | (905) 890-1221 |www.dpcdsb.org 
 

 

Extraordinary lives start with a great Catholic education 
 

April 16, 2021 
 
 
Kelly Henderson 
Development Planner 
City of Brampton 
2 Wellington Street West 
Brampton, ON  L6Y 4R2 
 
Dear Ms. Henderson: 
 
Re: Notice of Application and Request for Comments 

Application to Amend the Official Plan, Zoning By-law and Proposed Draft Plan of Subdivision 
Korsiak Urban Planning – Jim and Luisa Mocon 
1879 Queen Street West 
South side of Queen St W, east of Mississauga Rd 
File: 21T-20011B (OZS 2020-0036) 
City of Brampton – Ward 4 

 
   
The Dufferin-Peel Catholic District School Board has reviewed the above noted application based on its 
School Accommodation Criteria and provides the following comments: 
 
The applicant proposes the development of 9 detached, 56 townhouse units and a 12-storey 200-unit 
residential building, which are anticipated to yield: 
 

•  11  Junior Kindergarten to Grade 8 Students; and 
•  8 Grade 9 to Grade 12 Students 

 
The proposed development is located within the following school catchment areas which currently 
operate under the following student accommodation conditions: 
 

Catchment Area School Enrolment Capacity # of Portables / 
Temporary Classrooms 

Elementary School St. Jacinta Marto 308 504 0 
Secondary School St. Roch 1520 1404 0 

 
The Board requests that the following condition be incorporated in the conditions of draft approval: 
 
1. That the applicant shall agree in the Servicing and/or Subdivision Agreement to include the 

following warning clauses in all offers of purchase and sale of residential lots.   
 

(a) "Whereas, despite the best efforts of the Dufferin-Peel Catholic District School Board, 
sufficient accommodation may not be available for all anticipated students from the area, 
you are hereby notified that students may be accommodated in temporary facilities and/or 



Dufferin-Peel Catholic District School Board 
 
 

 
 

bussed to a school outside of the neighbourhood, and further, that students may later be 
transferred to the neighbourhood school." 

 
(b) "That the purchasers agree that for the purpose of transportation to school, the residents of 

the subdivision shall agree that children will meet the bus on roads presently in existence or 
at another place designated by the Board." 

 
The Board will be reviewing the accommodation conditions in each elementary and secondary planning 
area on a regular basis and will provide updated comments if necessary. 
 
Yours sincerely, 
 
 
K. Koops 
 
 
Krystina Koops, MCIP, RPP 
Planner 
Dufferin-Peel Catholic District School Board 
(905) 890-0708, ext. 24407 
krystina.koops@dpcdsb.org 
 
c: N. Hanson, Peel District School Board (via email) 
 



 
 
 
 
 

 

Enbridge Gas Inc.  
500 Consumers Road 
North York, Ontario M2J 1P8 
Canada 
 

May 7, 2021 

 

Kelly Henderson 

Development Planner 
Planning, Building & Economic Development Services  
City of Brampton 
2 Wellington St W 
Brampton, ON L6Y 4R2 
 
Dear Kelly, 

 

Re:  Draft Plan of Subdivision, Official Plan Amendment, Zoning By-law Amendment 
 Jim and Luisa Mocon 
 1879 Queen Street West 
 City of Brampton 
 File No.:  OZS-2020-0036 
   
Enbridge Gas Inc. does not object to the proposed application(s) however, we reserve the right to amend 
or remove development conditions. 
 
This response does not constitute a pipe locate, clearance for construction or availability of gas. 
 
The applicant shall contact Enbridge Gas Inc.’s Customer Connections department by emailing 
SalesArea20@Enbridge.com to determine gas availability, service and meter installation details and to 
ensure all gas piping is installed prior to the commencement of site landscaping (including, but not limited 
to: tree planting, silva cells, and/or soil trenches) and/or asphalt paving.  
 
If the gas main needs to be relocated as a result of changes in the alignment or grade of the future road 
allowances or for temporary gas pipe installations pertaining to phased construction, all costs are the 
responsibility of the applicant. 
 
In the event that easement(s) are required to service this development, and any future adjacent 
developments, the applicant will provide the easement(s) to Enbridge Gas Inc. at no cost. 
 
Sincerely, 

 
Alice Coleman  
Municipal Planning Analyst 
Long Range Distribution Planning 
 
ENBRIDGE GAS INC.  
TEL: 416-495-5386  
MunicipalPlanning@enbridge.com  
500 Consumers Rd, North York, ON, M2J 1P8 
 
enbridgegas.com 
Safety. Integrity. Respect. 

mailto:SalesArea20@Enbridge.com
mailto:MunicipalPlanning@enbridge.com
http://www.enbridge.com/
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Henderson, Kelly

From: Dolly.Shetty@HydroOne.com on behalf of LandUsePlanning@HydroOne.com
Sent: 2021/06/30 3:04 PM
To: Henderson, Kelly
Subject: [EXTERNAL]Brampton - 1879 Queen St W - OZS-2020-0036
Attachments: CamScanner 06-21-2021 16.34.pdf

Follow Up Flag: Follow up
Flag Status: Flagged

Caution: This email originated from outside the organization. Do not click links or open attachments that you do 
not trust or are not expecting. 

 
Hello,  
  
We are in receipt of Application OZS-2020-0036 dated May 4, 2021. We have reviewed the documents concerning the 
noted Plan and have no comments or concerns at this time. Our preliminary review considers issues affecting Hydro 
One’s 'High Voltage Facilities and Corridor Lands' only.  
  
For proposals affecting 'Low Voltage Distribution Facilities’  please consult your local area Distribution Supplier.  
  
To confirm if Hydro One is your local distributor please follow the following link: 
http://www.hydroone.com/StormCenter3/ 
  
Please select “ Search” and locate address in question by entering the address or by zooming in and out of the map 
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If Hydro One is your local area Distribution Supplier, please contact Customer Service at 1-888-664-9376 or e-mail 
CustomerCommunications@HydroOne.com to be connected to your Local Operations Centre 
  
Thank you, 
 
Best Wishes, 
 
Dolly Shetty 
Real Estate Assistant | Land Use Planning 
 
Hydro One Networks Inc. 
185 Clegg Road (R32) 
Markham, ON | L6G 1B7 
Email:    Dolly.Shetty@HydroOne.com 
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This email and any attached files are privileged and may contain confidential information intended only for the person or 
persons named above. Any other distribution, reproduction, copying, disclosure, or other dissemination is strictly 
prohibited. If you have received this email in error, please notify the sender immediately by reply email and delete the 
transmission received by you. This statement applies to the initial email as well as any and all copies (replies and/or 
forwards) of the initial email. 
 

From: Dolly Shetty <dollyshetty20@gmail.com>  
Sent: Monday, June 21, 2021 4:35 PM 
To: SHETTY Dolly <Dolly.Shetty@HydroOne.com> 
Subject: Subdivision  
 
*** Exercise caution. This is an EXTERNAL email. DO NOT open attachments or click links from 
unknown senders or unexpected email. ***  

 
Scanned with CamScanner 
https://ddei5-0-
ctp.trendmicro.com:443/wis/clicktime/v1/query?url=https%3a%2f%2fcc.co%2f16YRyq&umid=31A5E152-
C54C-9C05-A79C-36A401CC68ED&auth=2d642bc0e91c4252d9fd41a45fae119e296f143e-
caeeba3b24bf303390ca79c864cc09ae2a85d761 
 

 



        

 

Trustees  
        

Carrie Andrews David Green 

Susan Benjamin Sue Lawton 

Stan Cameron Brad MacDonald 

Robert Crocker John Marchant 

Nokha Dakroub Kathy McDonald 

Will Davies Balbir Sohi  

  

  
  

Director of Education and Secretary to the Board 
Colleen Russell-Rawlins 

Associate Director – Operations & Equity of Access 
Jaspal Gill 

Associate Director – Instruction & Equity 
Poleen Grewal 

Associate Director – School Improvement & Equity 
Camille Logan 

Associate Director– School Improvement & Equity  
Lynn Strangway 

 
May 3rd, 2021 
 
 
Kelly Henderson 
Development Planner 
City of Brampton 
2 Wellington Street West 
Brampton, ON  L6Y 4R2 

 
 
Dear Ms. Henderson: 
 
RE: Application to Amend the Official Plan, and Zoning By-law, 

and for a Draft Plan of Subdivision- OZS-2020-0036 & 21T-20011B 
Korsiak/Jim and Luisa Mocon 
1879 Queen Street West 
South side of Queen Street West, east of Mississauga Road 
City of Brampton (Ward 4) 

  
 
The Peel District School Board has reviewed the above-noted application (9 single family 
detached units, 56 townhouse units, 200 apartment units, totalling 265 residential units) based 
on its School Accommodation Criteria and has the following comments: 
 
 
The anticipated yield from this plan is as follows:   
 

Kindergarten to Grade 8 Grade 9 to Grade 12 

47 10 

 
 

The students are presently within the following attendance areas: 
 

Public School School 
 Enrolment 

School  
Capacity 

Number of 
Portables 

Eldorado P.S. 
(Kindergarten to Grade 8) 

880 778 7 

Jean Augustine S.S. 
(Grade 9 to Grade 12) 

1,138 1,533 0 

 
 
 
 
 
 



   

 

   

 

The Board requires the inclusion of the following conditions in the Conditions of Draft Approval 
as well as the Development Agreement: 
 
 
1. Prior to final approval, the City of Brampton shall be advised by the School Board(s) that 

satisfactory arrangements regarding the provision and distribution of educational facilities 
have been made between the developer/applicant and the School Board(s) for this plan. 
 

2. The Peel District School Board requires the following clause be placed in any agreement of 
purchase and sale entered into with respect to any units on this plan, within a period of five 
years from the date of registration of the development agreement: 
 
a) “Whereas, despite the efforts of the Peel District School Board, sufficient 

accommodation may not be available for all anticipated students in the neighbourhood 
schools, you are hereby notified that some students may be accommodated in 
temporary facilities or bused to schools outside of the area, according to the Board’s 
Transportation Policy. You are advised to contact the School Accommodation 
department of the Peel District School Board to determine the exact schools.” 

 
b) “The purchaser agrees that for the purposes of transportation to school the residents of 

the development shall agree that the children will meet the school bus on roads presently 
in existence or at another designated place convenient to the Peel District School 
Board." 

 
3. The developer shall agree to erect and maintain signs at the entrances to this development 

which shall advise prospective purchases that due to present school facilities, some of the 
children from this development may have to be accommodated in temporary facilities or 
bused to schools, according to the Peel District School Board’s Transportation Policy. 

 
The Board wishes to be notified of the decision of Council with respect to this proposed 
application. 
 
If you require any further information please contact me at nicole.hanson@peelsb.com or 905-
890-1010, ext. 2217. 
 
 
Yours truly, 
 
 
Nicole N. Hanson, B.A(Hons.), MES(Pl.), RPP, MCIP  

Planning Officer - Development 
Planning and Accommodation Dept. 
 
c. S. Blakeman, Peel District School Board 
     P. Sousa, Peel District School Board 
     K. Koops, Dufferin-Peel Catholic District School Board (email only) 
 
OZS-2020-0036 comment.doc 

mailto:nicole.hanson@peelsb.com


 

 
June 25, 2021 
 
Kelly Henderson 
Planner III 
City of Brampton 
2 Wellington Street West 
Brampton ON, L6Y 4R2 
Kelly.Henderson@brampton.ca  
  
RE: Draft Plan of Subdivision 
 1879 Queen Street West 

Jim and Louisa Mocon 
 City File: OZS-2020-0036 
 Region File: 21T-20011B 
 
Dear Ms. Henderson, 
 
The Region has reviewed the materials submitted in support of the Draft Plan of Subdivision Plan 
for the above-noted applications. Our comments and Draft Plan Conditions can be found below. 
 
Region of Peel Conditions of Draft Approval 
 
As per the Conditions of Draft Approval for Draft Plan of Subdivision 21T-20011B, the developer is 
required to fulfill the Conditions to the satisfaction of the Region.  Release for Registration will not 
be provided by the Region until such time as all Regional requirements have been satisfactorily 
addressed.   
 
General Comments 
 
The following general comments are provided to assist the developer in the preparation of the 
related drawings.  
 
Sanitary Sewer Facilities 
 

• Municipal sanitary sewer facilities consist of a 450mm diameter sanitary sewer and a 
1500mm diameter trunk sanitary sewer on Queen Street West. 

o External easements and construction may be required. 

Water Facilities 

• The lands are located in Water Pressure Zone 5. 

• Existing infrastructure consists of 150mm and 600mm diameter watermains on Queen 
Street West, 600mm diameter watermain on Mississauga Road, and 300mm diameter 
watermain on Royal West Drive. 

o External easements and construction will be required. 

• The Region requires a Condominium Water Servicing Agreement and a draft Declaration 
and Description with completed Schedule A for the future Common Elements 
Condominium (Blocks 16 and 17).   
 
 
 

mailto:Kelly.Henderson@brampton.ca


 

Regional Roads 
 

• The proposed development abuts Queen Street West, Regional Road #6. 

• The Region of Peel will not permit any changes to grading within Queen Street West 
right of way along the frontage of proposed development. 

• No lots or blocks shall have direct access to Queen Street West. Any future access shall 
be in accordance with The Region Access Control By-law. 

 
Functional Servicing Report 
 
The Region has reviewed the Functional Servicing Report (dated April 2021) prepared by Skira & 
Associates Ltd. The following must be addressed in a revised report: 

• Water: 
o The proposed servicing for this development indicates one 300mm diameter 

watermain connection to a 300mm watermain on Royal West Drive. In the 
interim there will be a temporary 150mm watermain connection through Cesta 
Lands which ultimately will be abandoned. A secondary looping system will be 
required at the intersection of Queen Street West and future Street ‘C’. 

o It is a Regional requirement that the high-rise condominium development is 
serviced off a 300mm diameter watermain. As such the proposed 200mm 
diameter watermain on Street ‘C’ and Street ‘B’ must be upsized to 300mm 
diameter watermains. 

• Wastewater: 
o The sanitary design sheet as well as sanitary drainage plan included in the FSR 

do not correspond with the population calculations shown in the body of the 
report. 

• Stormwater: 
o The Report confirms stormwater management will be dealt within the 

boundaries of the subject lands. 
 
Development Charges 
 

• The Developer acknowledges that the lands are subject to the Region’s Development 
Charges By-law in effect from time to time. The applicable development charges shall be 
paid in the manner and at the times provided by this By-law. 

 
Capital Budget 
 

• There is no negative impact upon the Regional Capital Budget as this development does 
not create a need for sanitary sewer, watermain, or road improvements in the Five Year 
Capital Budget and Forecast. 

 
Waste Management Requirements 
 

• The Region of Peel will provide curbside waste collection of garbage, recycling, and 
organics material for the single detached and street townhouses provided that future 
submissions satisfy the requirements outlined in Sections 2.0 and 3.0 of the Waste 
Collection Design Standards Manual. 

• Waste Collection for Block 16 and Block 17 will be reviewed through future site plan 
applications. 

• For more information, please consult the Waste Collection Design Standards Manual 
available at: https://www.peelregion.ca/pw/standards/design/waste-collection-design-
manual-2016.pdf 
 

https://www.peelregion.ca/pw/standards/design/waste-collection-design-manual-2016.pdf
https://www.peelregion.ca/pw/standards/design/waste-collection-design-manual-2016.pdf


 

Draft Plan of Subdivision (Plot Date August 28, 2020) 
 

• The Region requires a block for road widening along Queen Street West, as well as a 
reserve block and daylight triangle. This needs to be depicted on a revised draft plan. 
 

Conditions of Draft Approval 
 
The following requirements/conditions will be required to be satisfactorily addressed as they 
relate to the Region’s Conditions of Draft Plan Approval: 
 
Development Charges 
 
1. Prior to execution of the Subdivision Agreement by the Region, the Developer shall: 

a. Obtain and submit to the Region a Residential Development Charges Payment 
Form completed to the best of the Developer’s knowledge at the time of the 
submission and to the satisfaction of the Region in accordance with the 
engineering drawings and final draft M-plan. 

b. Pay to the Region the appropriate hard service residential development charges 
(water, wastewater and road service components), pursuant to the Region's 
Development Charges By-law, as amended from time to time, calculated based on 
the information provided in the Residential Development Charges Payment Form. 
 

2. Provision shall be made in the Subdivision Agreement with respect to: 
a. Payment to the Region of appropriate soft service development charges and any 

outstanding hard service development charges. 
b. Collection of development charges for future residential development blocks (non-

freehold townhouses or apartment blocks). 
 
pursuant to the Region's Development Charges By-law, as amended from time to time. 

 
Water Meter Fees 
 
3. In respect of the water meter fees: 

a. Prior to registration of the plan of subdivision, the Developer shall pay to the 
Region the appropriate water meter fees, in accordance with the Region’s Fees 
By-law, as amended from time to time for residential building lots (singles, semi-
detached and freehold townhomes) to the satisfaction of the Region in 
accordance with the engineering drawings and final draft M-plan for the Lands. 

b. A clause shall be included in the Subdivision Agreement that water meter  fees for 
future residential development (non–freehold townhouses or apartment blocks) 
and commercial blocks shall be payable to the Region prior to issuance of building 
permits, in accordance with the  Region’s Fees By-law, as amended from time to 
time. 

c. A clause shall be included in the Subdivision Agreement that in the event of an 
underpayment of water meter fees, the Developer shall be responsible for 
payment thereof forthwith upon request. 

 
Land Dedication 
 
4.  

As a condition of registration of this Plan or any phase thereof, the Developer shall 
gratuitously dedicate, free and clear of all encumbrances and to the satisfaction of the 
Region: 

  



 

a. A road widening pursuant to the Region’s Official Plan along Regional Road #6 
(Queen Street West). The Region’s Official Plan road widening requirement for 
mid-block along Queen Street West is 45.0 metres right-of-way (22.5 metres 
from the centerline). Additional property pursuant to the Region’s Official Plan 
will be required within 245 metres of intersections as a result of design 
necessities to protect for the provision of but not limited to; utilities, sidewalks, 
multiuse pathways and transit bay/shelters: 50.5 metres for a single left turn 
lane intersection configuration (25.25 metres from the centerline of Queen 
Street West). 

b. A 15x15 metre daylight triangle at the intersection Street “A” and Queen Street 
West, and 0.3 metre reserve along the frontage of Queen Street behind the 
property line. 

 
5.  

a. The Developer shall gratuitously transfer to the Region free and clear of all 
encumbrances and to the satisfaction of the Region: 

i. All necessary easements for proposed and existing Regional infrastructures as 
required by the Region to service the proposed plan and external lands. 

 
All costs associated with land transfers and easements shall be 100% the responsibility of the 
Developer. 

 
Clauses shall be included in the Subdivision Agreement in respect of same.  

 
Access 
 
6.  

a. Prior to the Registration of the Plan of Subdivision the Developer shall remove any 
existing driveway/accesses along the frontage of Queen Street West that do not 
conform to the approved plans at its sole cost.   

b. No lots or blocks shall have direct access to Queen Street West. 
 
Clauses shall be included in the Subdivision Agreement in respect of same.  

 
7.  

a. The Region will accept one full movement access aligned with Royal West Drive. Any 
ultimate improvements at the proposed access to facilitate the development will be 
determined at the engineering design stage: Including but not limited to auxiliary lanes, 
centre medians, pavement marking and signage.  

b. The Developer hereby acknowledges and agrees that ultimate road works required at 
the intersection of Queen Street West and Royal West Drive/Street “A” to facilitate 
properties within the approved Queen Street Tertiary Plan will be at the sole cost of the 
Developers. The Developers will be responsible for the design and construction of the 
access and any required road works including but not limited to auxiliary lanes etc., 
required to service this development, and all costs shall be 100% at the expense of the 
Developers. All costs associated with the ultimate the road works shall be shared 
between the lands benefitting from the ultimate access as shown on the approved 
Queen Street Tertiary Plan. Prior to construction within the Region’s right-of-way a 
detailed engineering submission designed, stamped, and dated by a Professional 
Licensed Ontario Engineer and a detail cost estimate of the proposed road and access 
works will be required to be submitted to the Region for review and approvals. The 
engineering submission must include removals, new construction and grading, typical 
sections, and pavement marking and signage drawings, as well as plan and profile 
drawings.  

 



 

c. The developer hereby acknowledges that 50% of the cost for the installation of future 
traffic control signals at the intersection of Queen Street West and Royal West 
Drive/Street “A” to facilitate properties within the approved Queen Street Tertiary Plan 
will be at the sole cost of the Developers. This portion shall be shared between the lands 
benefitting from the ultimate access as shown on the approved Queen Street Tertiary 
Plan. Prior to construction within the Region’s right-of-way detailed engineering 
submission for the traffic control signals  designed, stamped, and dated by a 
Professional Licensed Ontario Engineer and a detail cost estimate of the proposed road 
and access works will be required to be submitted to the Region for review and 
approvals.  

d. The developer hereby acknowledges that securities in the amount of $200,000.00 for 
future traffic control signals at the intersection of Queen Street West and Royal West 
Drive/Street “A” to facilitate properties within the approved Queen Street Tertiary Plan 
will be required to be provided to the Region. 

e. The Developer acknowledges and agrees that a satisfactory Traffic Impact Study is to be 
provided to the Region.  

f. The Developer and Region acknowledge and agree that, due to the shared nature of the 
ultimate road works required at the intersection of Queen Street West and Royal West 
Drive/Street “A” between all lands contained within the Queen Street Tertiary Plan, 
there will be a need for the Developer to execute an agreement with the neighboring 
land Owners regarding the construction and sharing of costs for the Ultimate Access 
(“Shared Access Agreement”). 

g. Prior to registration the ultimate road works required at the intersection of Queen 
Street West and Royal West Drive/Street “A” indicated on the approved Queen Street 
Tertiary Plan will benefit the applicant as well as the adjacent property owners to 
provide full movement access across from Royal West Drive, as such, the Region 
requires a cost sharing agreement between the benefitting land owners. The Region will 
require proof and copies of such shared access agreement.  

 
8. Prior to the registration of this Plan, or any phase thereof: 

a. The Developer shall provide securities in the amount of 50% of the total cost for 
future traffic control signals at the intersection of Queen Street West and Royal 
West Drive/Street “A” to facilitate properties within the approved Queen Street 
Tertiary Plan to the Region. 

b. The Developer shall provide to the Region’s Public Works Department a Letter 
of Credit in the amount of $200,000.00 for future traffic control signals at the 
intersection of Queen Street West and Royal West Drive/Street “A”.  All actual 
costs associated with the traffic control signals at the Regional road 
intersections shall be 100% the Developer’s expense. Any costs associated with 
future traffic control signals at the intersection of Queen Street West and Royal 
West Drive/Street “A” as shown on the approved Queen Street Tertiary Plan 
shall be shared between the lands benefitting from the ultimate access as 
shown on the approved Queen Street Tertiary Plan. A clause shall be included in 
the Subdivision Agreement in respect of same. 

c. The Developer shall provide to the Region, Public Works Department, a certified 
cheque for maintenance in the amount of $71,190.00 for future traffic control 
signals at the intersection of Queen Street West and Royal West Drive/Street 
“A”. Any costs associated with maintenance of future traffic control signals at 
the intersection of Queen Street West and Royal West Drive/Street “A” as 
shown on the approved Queen Street Tertiary Plan shall be shared between the 
lands benefitting from the ultimate access. A clause shall be included in the 
Subdivision Agreement in respect of same.  

 
 



 

d. The Developer shall provide to the Region’s Public Works Department a Letter of Credit 
in the amount of $10,000.00 for pavement markings on Queen Street West and for the 
intersection of Queen Street West and Royal West Drive/Street “A” along the frontage 
of proposed development. The Developer shall also be responsible for pavement 
markings maintenance. The Letter of Credit will be released once all necessary 
pavement markings are completed and the intersection improvement works are 
assumed by the Region. Pavement markings along Regional roads shall be in accordance 
with the Region’s specifications and standards, as amended from time to time. Any costs 
associated with for pavement markings on Queen Street West and for the intersection 
of Queen Street West and Royal West Drive/Street “A” along the frontage of proposed 
development as shown on the approved Queen Street Tertiary Plan shall be shared 
between the lands benefitting from the ultimate access.  A clause shall be included in 
the Subdivision Agreement in respect of same.   
 

Clauses shall be included in the Subdivision Agreement in respect of same.  
 

Traffic/Development Engineering Conditions 
 
9.  
 

a. The Developer shall acknowledge and agree that landscaping, signs, fences, gateway 
features, and any other encroachments will not be permitted within the Region’s 
easements and right-of-way. 

b. Noise walls adjacent to Regional roads shall be installed at the property line and be to 
the City of Brampton’s Noise Wall specifications with steel posts. Region’s requirements 
to be referenced in the noise abatement report and on all applicable drawings.  

c. The Developer shall acknowledge and agree that the Region’s storm sewers are 
designed to convey run-offs from the right-of-way of regional roads only. All costs 
associated with the storm sewer conveyance shall be 100% the responsibility of the 
Developer. 

d. The Region will not permit any alteration to grading within Queen Street West right-of-
way along the frontage of the Lands. 

e. The Developer shall be responsible for the design and construction of the mutual 
access. The Developer shall make necessary arrangements in respect of the design 
and/or construction of the mutual access, at the sole cost and expense of the 
Developer. 

f. A detailed engineering submission designed, stamped, and dated by a Professional 
Licensed Ontario Engineer shall be submitted to the Region for review and approval 
prior to construction. The engineering submission MUST include removals, new 
construction and grading, typical sections, and pavement and signage drawings, and 
shall include plan and profile drawings. 

g. The Developer shall be responsible for 100% of the boulevard works. Prior to the 
commencement of such works within the Region’s right-of-way, the Developer shall 
submit to the Region the following: 

i. A Letter of Credit in the amount of 100% of the estimated cost to construct the 
required road and access works within the Region’s right-of-way; and 

ii. Engineering and inspection fees in the amount of 5.25% of the estimated cost 
of road and access works. 

h. The location, design and implementation of the construction access for the subdivision 
work must be acceptable to the Region and interim road works may be required to that 
effect.  

i. Prior to any grading, servicing and construction, the Developer shall obtain from the 
Region’s Public Works Department a road occupancy permit and construction access  
 



 

permit for all works within the Region’s road right-of-way, including access works, and 
obtains such permit at least 48 hours prior to the commencement of work. Additional 
documentation, fees and securities shall be required with respect to the works for which 
the permit was obtained. All costs associated with the access and road works within the 
Region’s right-of-way shall be borne entirely by the Developer. The location, design and 
implementation of the construction access must be acceptable to the Region.  
 
A clause shall be included in the Subdivision Agreement in respect of same. 

 
Drawings – Servicing and “As Constructed” 
 
10. Prior to servicing, the Developer’s engineer shall submit all engineering drawings in the 

digital format to the latest Region’s Digital Format Guidelines.  
 
11.  Within (60) days of preliminary acceptance of the underground services, the 

Developer’s engineer shall submit “As Constructed” drawings in digital format, pursuant 
to the latest Region’s Digital Format Guidelines. The Developer’s engineer shall also 
provide ties to all main line valves, ties to individual water service boxes, linear ties to 
sanitary sewer services and GPS coordinates of all watermain and sanitary sewer 
appurtenances in accordance with the latest requirements of the Region “Development 
Procedure Manual”.  
 
A clause shall be included in the Subdivision Agreement in respect of same.  

 
General Conditions 
 
12. Prior to registration of the subdivision, the Developer shall execute a Subdivision 

Agreement with the local municipality and Region for the construction of municipal 
sanitary sewer, water, and regional roads associated with the lands.  The Developer 
shall construct and design these services in accordance with the latest Region standards 
and requirements. 

 
13. Prior to a satisfactory engineering submission, the Developer shall submit to the Region 

for review and approval: 
a. Revised Functional Servicing Report showing the proposed sanitary sewer, 

storm sewer and water servicing plans for the development. 
b. Storm Drainage Study Report to determine and demonstrate, to the satisfaction 

of the Region, that there is no adverse effect of the proposal on the existing 
structures and drainage along Queen Street West. 

 
14. Prior to servicing, the Developer shall submit a satisfactory engineering submission to 

the Region to review and approval. 
 
15. Prior to registration of the plan of subdivision, the Developer shall pay the Region’s 

costs for updating its electronic “As Constructed” information for the infrastructure 
installed by the Developer.  The cost shall be based on a “per kilometre” basis for 
combined watermains and sanitary sewers installed pursuant to the Region’s latest 
User Fees By-law. 

16. Prior to registration of the plan of subdivision, the Developer shall ensure that: 
a. All lots and blocks must be serviced via an internal road network; 

 
Clauses shall be included in the Subdivision Agreement in respect of same.  

 



 

17. Prior to servicing the Region may require the Developer to construct a sampling hydrant 
(at the Developers cost) within the proposed plan. Location and the requirement for 
sampling hydrant will be determined at the engineering review stage.  

 
18. The Developer agrees that the Region shall hold back a portion of the Letter of Credit to 

cover the costs of services completed by the Region on a time and material basis 
pursuant to the current Region’s User Fee By-Law.   
 
A clause shall be included in the Subdivision Agreement in respect of same.  
 

19. The Developer will maintain adequate chlorine residuals in the watermains within the 
plan from the time the watermains are connected to the municipal system until such 
time as the Region issues Final Acceptance. To maintain adequate chlorine residuals, the 
Developer shall either install automatic flushing devices or retain Regional staff to carry 
out manual flushing. Regional staff shall conduct the monitoring and testing for chlorine 
residuals. All costs associated with the monitoring and flushing shall be the 
responsibility of the Developer pursuant to the current Region’s User Fee By-Law.   
 
A clause shall be included in the Subdivision Agreement in respect of same.  

 
20.  

 
a. In respect of servicing existing properties within the zone of influence in the event that 

existing private services (wells) deteriorate due to the servicing of the proposed plan of 
subdivision; 

b. Until the issuance of Final Acceptance a portion of the Letter of Credit shall be held back 
to serve as protection for the private wells in the zone of influence of the plan of 
subdivision. This amount shall be based on the anticipated cost of replacing water 
supplies within the zone of influence as shown in the schedules of the agreement.  The 
minimum amount shall be $20,000.00.  If the private well systems in the zone of 
influence deteriorate due to the servicing of the plan of subdivision the Developer shall 
provide temporary water supply to the residents upon notice by the Region and the 
Developer shall continue supplying the water to the effected residents until the issue is 
resolved to the satisfaction of involved parties.  If the quantity of water in the existing 
wells is not restored to its original condition within a month after first identification of 
the problem, the Developer shall engage the services of a recognized hydrogeologist to 
evaluate the wells and recommend solutions including deepening the wells or providing 
a permanent water service connection from the watermain to the dwelling unit. 

c. The Developer shall inspect, evaluate and monitor all wells within the zone of influence 
prior to, during and after the construction has been completed.  Progress Reports should 
be submitted to the Region as follows: 

i. Base line well condition and monitoring report shall be submitted to the Region prior 
to the pre-servicing or registration of the plan (whichever occurs first) and shall 
include as a minimum requirement the following tests:  

a) Bacteriological  Analysis - Total coliform and E-coli counts 
b) Chemical Analysis    -  Nitrate Test 
c) Water level measurement below existing grade 

d. In the event that the test results are not within the Ontario Drinking Water Standards, the 
Developer shall notify in writing the Homeowner, the Region of Peel’s Health Department 
(Manager - Environmental Health) and Public Works Department (Development 
Supervisor) within 24 Hours of the test results. 

e. Well monitoring shall continue during construction and an interim report shall be 
submitted to the Region for records. Well monitoring shall continue for one year after the 



 

completion of construction and a summary report shall be submitted to the Region prior 
to Final Acceptance. 
 
Clauses shall be included in the Subdivision Agreement in respect of same.  
                              

21. Prior to registration of the plan of subdivision a noise abatement report is required for 
lots adjacent to Queen Street West.  

22. Prior to registration of the plan of subdivision, the Developer shall submit draft 
reference plan(s) for the Region’s review and approval prior to such plans being 
deposited. All costs associated with preparation and depositing of the plans and transfer 
of lands shall be at the sole expense of the Developer 

23. The Developer agrees that prior to the Region granting clearance of the draft plan 
conditions of subdivision approval, the following shall require to be forwarded to the 
Region’s Legal Services Division: 

a. A copy of the final signed M-Plan 
b. A copy of the final draft R-Plan(s) 
c. Easement and conveyance documents required pursuant to this Agreement 

and the registration of this plan. 
 

      A clause shall be included in the Subdivision Agreement in respect of same. 
 

 
If you have any questions or concerns, please contact me (Alex.Martino@peelregion.ca 
905.791.7800 x4645) at your earliest convenience. 
 
Yours truly, 

 
 
Alex Martino 
Planner, Development Services  
Region of Peel 
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April 20, 2021

Kelly Henderson 
Planning Department
City of Brampton
Ontario

Dear Kelly Henderson 

APPLICATION NO OZS-2021-0036 and 21T-20011B 
APPLICATION TYPE Draft Plan of Subdivision
ADDRESS 1879 Queen Street West

Rogers Reference Number M211893

Yours truly

Monica LaPointe

Monica LaPointe
Coordinator 
gtaw.newarea@rci.rogers.com
Rogers Communications, Wireline Access Network
3573 Wolfedale Rd, Mississauga Ontario 

GENERAL LOCATION South side of Queen Street West, east of Mississauga Road

DESCRIPTION
39 street townhouses, one condo townhouse block, one apartment block, one park, one 
partial stormwater management pond and several Natural Heritage System blocks

Rogers Communications (“Rogers”) has reviewed the application for the above Condominium and has determined 
that it intends to provide cable and telecommunications services. Accordingly, we request that municipal approval be 
granted subject to the following conditions: 

(1) Prior to registration of the plan of Condominium, the Developer/Owner will, at its own cost, grant all necessary 
easements and maintenance agreements required by those CRTC-licensed telephone companies and broadcasting 
distribution companies intending to serve the Condominium (collectively, the “Communications Service Providers”). 
Immediately following registration of the Plan of Condominium, the Developer/Owner will cause these documents to 
be registered on title. 

(2) Prior to registration of the plan of Condominium, the Developer/Owner will, with consultation with the applicable 
utilities and Communications Service Providers, prepare an overall utility distribution plan that shows the locations of 
all utility infrastructure for the Condominium, as well as the timing and phasing of installation. 

In addition, we kindly request to, where possible, receive copies of the following documents:

(1) the comments received from any of the Communications Service Providers during circulation; 

(2) the proposed conditions of draft approval as prepared by municipal planners prior to their consideration by 
Council or any of its committees; and 

(3) the planners’ report recommending draft approval before it goes to Council or any of its committees.

Should you require further information or have any questions, please do not hesitate to contact me at 
gtaw.newarea@rci.rogers.com.



 

 

April 27, 2022 

 

VIA EMAIL 

 

City of Brampton 

Planning & Building Dept. 

2 Wellington Street West 

Brampton, Ontario   L6Y 4R2 

 

Attention:  Kelly Henderson 

 

RE:   City File No. OZS-2020-0036 

CVC File No. 21T-20011B 

        Jim and Luisa Mocon 

        1879 Queen Street West 

        Part Lot 5, Concession 4 WHS 

         City of Brampton       

 

Credit Valley Conservation (CVC) staff have received and reviewed the above noted Draft Plan 

of Subdivision, Official Plan Amendment and Zoning By-Law Amendment and provide the 

following comments for your consideration. 

 

SITE CHARACTERISTICS 

 

Credit River Watershed Natural Heritage System: 

The subject property is partially within the Credit River Watershed Natural Heritage System 

(CRWNHS). The CRWNHS consists of High Functioning and Supporting terrestrial and aquatic 

natural heritage features, buffers, and complementary natural heritage areas (Centres for 

Biodiversity). Based on a watershed scale, the CRWNHS is intended to support Provincial, 

Regional and local municipal natural heritage systems as identified in their respective 

Strategies or Plans. As a watershed based management agency and landowner, CVC intends 

to implement the CRWNHS by using it as a strategic program guidance tool; to inform further 

development of CVC projects and policies; to assist CVC staff in providing technical advice to 

landowners and stakeholders at a watershed scale; and to promote a more consistent 

approach to natural heritage system planning across CVC’s jurisdiction. 

 

Credit River Valley and Huttonville Creek Valley: 

A portion of the subject property is regulated due to the Credit River valley and Huttonville 

Creek valley corridors. As such, a portion of the property is subject to Ontario Regulation 

160/06 - Development, Interference with Wetlands, and Alterations to Shorelines & 

Watercourses Regulation. A permit for any proposed development, including grading, within 

the regulated area will be required from CVC.  

 

Peel Greenlands: 

The subject property is partially within an area designated as Core Greenlands by the Region 

of Peel. It is the policy of the Region of Peel to protect the form and function of these natural 

areas. CVC provides technical support to this agency with respect to delineation of natural 



 

features and reviewing potential impacts from subsequent development within and adjacent 

to these lands.  

 

Environmentally Significant Area: 

The valleylands are part of the Huttonville Valley Environmentally Significant/Sensitive Area 

(ESA). These areas contain significant natural features within the Credit River Watershed and 

include valley and watercourse corridors, wetlands and woodlands. The designation of these 

is based on criteria related to terrain, flora and fauna, hydrological significance, aesthetic 

qualities and educational values. Our objective is to protect these sensitive areas from impacts 

related to construction or development activities. 

 

Area of Natural and Scientific Interest: 

The valleylands are also identified as part of the Huttonville Creek Area of Natural and 

Scientific Interest (ANSI) – Life Science. CVC and the Province of Ontario do not support 

incompatible development within or adjacent to ANSI’s. Provincial policy states that 

development and site alteration may be permitted in an ANSI if it has been demonstrated 

that there will be no negative impacts on the natural features or the ecological functions for 

which the area is identified. 

 

GENERAL COMMENTS 

 

CVC staff have reviewed the proposed development and associated reports, including the 

Scoped Environmental Impact Study (EIS) prepared by Beacon Environmental (April 2022) 

and the Functional Servicing Report (FSR) prepared by Skira & Associates Ltd. (December 

2021). CVC staff have generally found the EIS and FSR to be satisfactory and will review 

further details during the detailed design stage.  

 

CONDITIONS OF DRAFT APPROVAL 

 

On this basis, CVC staff have no objection to the approval of the draft plan of subdivision 

provided that the following draft conditions are fulfilled:   

 

1. The City of Brampton’s Restricted Area Zoning Bylaw shall contain provisions which will 

place all lands within Blocks 25-27 (Natural Heritage System) and Blocks 28-30 (NHS 

Buffer) in an appropriate designation such that the natural heritage system is protected 

in perpetuity.  

 

2. That the portions of the Natural Heritage System (NHS) and buffer on the property 

(Blocks 25-30) be gratuitously dedicated to the City of Brampton, as appropriate. 

 

3. Prior to the registration of any phase of the plan and any site grading and servicing in 

the respective phase, that the following information, relevant to that phase, be 

prepared to the satisfaction of the CVC and the City of Brampton: 

 

a) A Stormwater Management Implementation Report in accordance with the approved 

Functional Servicing Report. 

 

b) Detailed engineering and grading plans for the overall draft plan of subdivision, 

including the fulfilling of all requirements for the issuance of a permit pursuant to 

Ontario Regulation 160/06. 

 



 

c) Plans/reports demonstrating the details of the storm outfall, including the fulfilling of 

all requirements for the issuance of a permit pursuant to Ontario Regulation 160/06. 

 

d) Appropriate sediment and erosion control measures be implemented as approved by 

CVC and the City of Brampton. 

 

4. Prior to the registration of the plan and/or any phase of the plan, the following 

information will be prepared to the satisfaction of CVC and the City of Brampton:  

 

a) That buffer restoration and NHS enhancement plans are submitted to the 

satisfaction of CVC and the City of Brampton in accordance with the approved EIS. 

 

b) That prior to the issuance of building permits, confirmation be received from a 

qualified professional that the stormwater management facility has been constructed 

in accordance with the approved plans. 

 

c) That the Servicing Agreement between the Owner and the Municipality contain 

provisions, wherein the Owner agrees to carry out the works noted in Conditions 3 

and 4. 

 

d) That a Warning Clause be included in the Agreements of Purchase and Sale advising 

the future landowners of Blocks 1-9, 14, 15 and 17 that the adjacent public land 

(i.e., NHS, including buffer) will remain as a low maintenance environment. 

 

e) That a Homeowner’s Factsheet that describes the benefits of some landscape 

naturalization for lots backing onto the NHS, as an educational tool to promote 

enhancement, be completed and included as part of the Purchase of Sale Agreement 

prior to closing. 

I trust this is satisfactory, however if you need further assistance, please do not hesitate to 

contact the undersigned at trisha.hughes@cvc.ca or 905-670-1615 ext. 325. 

 

 

Sincerely, 

 

 

 

Trisha Hughes 

Planner 

 

 

cc: John Hardcastle, Region of Peel 

 Terry Korsiak, Korsiak Urban Planning 

 Jim and Luisa Mocon 
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SCHEDULE "A" 
CONDITIONS OF DRAFT APPROVAL 

DRAFT APPROVAL 
DATE: (Day After Last Day for Filing an Appeal if No Appeal has been Filed)

APPLICANT: Alison Bucking 

SUBJECT: Draft Plan of Subdivision
Alison Bucking  
21T-20011B 
City of Brampton  
OZS-2020-0036 
Planner: Kelly Henderson 

In accordance with By-law 10-97 the Council of the City of Brampton has made a decision to 
authorize the draft approval of the above noted draft plan of subdivision subject to the following 
conditions. 

Approved Plan and Redlines 

1. The final plan shall conform to the draft plan prepared by Dave Hawley, Land Survey 
Group Inc. dated August 11, 2021, and revised January 10th, 2022. 

Subdivision Agreement 

2. Prior to registration, the owner shall enter into a Subdivision Agreement and any other 
agreements deemed necessary by the City of Brampton, Region or any other approval 
authority. 

These agreements shall deal with any matter and include any term or condition which an 
approval authority may require, where such matters, terms, or conditions, are reasonable in 
the opinion of the approval authority, having regard to the nature of the development proposed 
for the subdivision, in accordance with s.51 of the Planning Act. These agreements may 
address matters including but not limited to the following: 

2.1 Planning matters such as parkland/open space dedications and development, 
residential reserves, buffer blocks, tree preservation, trails, site development plan, 
utilities, architectural control, homebuyers' information map, heritage conservation 
and landscape plan approvals, phasing/staging of development, warning clauses 
and notices. 

2.2 Engineering matters such as municipal services, road widening, construction and 
reconstruction, transit infrastructure, traffic signals, grading, fencing, well 
monitoring, septic systems, waste management, pressure testing/chlorination, noise 
mitigation and warning clauses. 

2.3 Financial issues such as cash contributions, levies (development charges), land 
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dedications or reserves, securities or letters of credit. 

2.4 Details regarding all matters and requirements referenced in these conditions of draft 
approval may be provided by way of Comments and Conditions Memos from 
approval authorities, or from agencies and departments of the City and/or Region, 
in response to the circulation of the draft plan of subdivision. The conditions 
expressly identified in the Comments and Conditions Memos as referenced and/or 
attached to this draft approval and/or any such additional or amended Comments 
and Conditions Memos as may be provided to the owner in accordance with this 
draft approval shall be deemed to be conditions for the purposes of this draft 
approval. General requirements of the City's Subdivision Manual, Development 
Design Guidelines, Region's Design Criteria and Material Specification Manual, 
and Landscape Guidelines, as applicable and as amended or replaced from time to 
time, shall be implemented through the terms and conditions of the Subdivision 
Agreement. 

Fees  

3. Prior to registration, all processing and administrative fees shall be paid. Such fees will 
be charged at prevailing rates of approved City and Regional Policies and Bylaws on the 
day of payment. 

Zoning  

4. The Zoning By-law implementing the subject plan shall be approved under Section 34 of 
the Planning Act, R.S.O. 1990, c.P.13, as amended, and be in full force and effect prior 
to registration of the plan. 

Easement and Land Dedication within the Plan 

5. Prior to registration of the Plan, the owner shall gratuitously convey and/or dedicate any 
required road or highway widening, 0.3 m (1 ft.) reserves, walkways, sight triangles, 
radius roundings, buffer blocks other land required for municipal purposes and utility or 
drainage easements to the satisfaction of the City, Region, or other authority. 

6. All lands which are to be conveyed to the City shall be free and clear of any and all 
encumbrances, unless otherwise approved by the City. 

External Easements and Land Dedications 

7. Prior to registration, the owner shall gratuitously convey all necessary external 
easements and lands for access, drainage, servicing, utility purposes and for any other 
municipal purposes, as may be required, to the appropriate municipality, agency or public 
authority. The owner is advised that no servicing works shall be permitted until the 
detailed engineering drawings are approved and external easements and lands granted. 

8. All lands which are to be conveyed to the City shall be free and clear of any and all 
encumbrances, unless otherwise approved by the City. 
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9. Where the City has required as a condition of registration that the owner convey lands 
gratuitously to the City for municipal purposes, and where the lands have been so 
conveyed to the City, and where prior to assumption of the plan the City determines in its 
sole and absolute discretion that said lands (or any interest therein) are surplus to its 
requirements and are no longer required, then the City may reconvey said lands (or any 
interest therein) to the Owner, gratuitously, provided that the Owner shall be required to 
pay for any fees, taxes, and/or disbursements related to the reconveyance, including but 
not limited to registration fees and the cost of preparing and filing a reference plan. 

Parkland Dedication 

10. Prior to registration, the owner shall provide all outstanding reports, plans or studies 
required by the appropriate Municipality, agency or public authority and the 
approved recommendations shall be incorporated into the plans, agreements or 
otherwise implemented to the satisfaction of the City in consultation with the 
applicable agency and/or public authority. 

Studies 

11. Prior to registration, the owner shall provide all outstanding reports, plans or studies 
required by the appropriate Municipality, agency or public authority and the 
approved recommendations shall be incorporated into the plans, agreements or 
otherwise implemented to the satisfaction of the City in consultation with the 
applicable agency and/or public authority. 

Staging  

12. Development of the plan shall be staged to the satisfaction of the City and the Region in 
accordance with the approved Growth Management Staging and Sequencing Strategy. In 
this regard provision shall be made in the subdivision agreement to allow for the 
registration of this plan in phases, only in accordance with the approved Growth 
Management Staging and Sequencing Strategy. 

13. Where a Growth Management Staging and Sequencing Strategy has not been required 
by the City, staging shall be based on the timing of essential services that serve the plan 
including, but not limited to: servicing capacity, road improvements, school availability, 
etc. In this regard the owner shall agree to enter into a phasing agreement, the provisions 
of which may be incorporated into the Subdivision agreement to allow the registration of 
this plan in phases. 

Drawings  

14. Prior to registration the owner shall submit drawings to the satisfaction of the City in 
consultation with the applicable agency and/or public authority for approval. 

Servicing  
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15. Prior to registration, the recommendations of the approved Functional Servicing Report 
shall have been incorporated into all engineering plans. 
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Cost-share Agreement 

16. Prior to registration the owner shall sign the Landowners Cost Share Agreement (or 
other named agreement), and provide the City with a written acknowledgment from the 
Trustee appointed pursuant to the agreement, that the owner has signed the agreement 
and has delivered the deeds or made the payments required by the agreement, and that 
the plan may be released for registration. 

School Boards 

17. Prior to final approval, the City of Brampton shall be advised by the School Board(s) 
that satisfactory arrangements regarding the adequate provision and distribution of 
educational facilities have been made between the owner and the School Boards for 
this Plan. 

Dufferin-Peel Catholic District School Board 

18. The owner shall agree in the subdivision agreement to include the following warning 
clauses in all offers of purchase and sale of residential lots: 

“Whereas, despite the best effots of the Dufferin-Peel Catholic School Board, sufficient 
accommodation may not be available for all anticipated students from area, you are 
hereby notified that students may be accommodated in temporary facilities and/or 
bussed to a school outside of the neighborhood, and further, that students may later 

be t 
ransferred to the neighborhood school.” 

“That the purchasers agree that for the purpose of transportation to school, the 
residents 

of the subdivision shall agree that children will meet the bus on roads presently in 
existence or another place designated by the Board.” 

Peel District School Board  

20. The owner shall undertake the following to the satisfaction of the Peel District School 
Board: 

1. Prior to final approval, the City of Brampton shall be advised by the School Board(s) that 
satisfactory arrangements regarding the provision and distribution of educational facilities 
have been made between the developer/applicant and the School Board(s) for this plan. 

b) the following clauses in any agreement of purchase and sale entered into with respect to 
any units in the plan to the satisfaction of the Peel District School Board for a period of 
five (5) years from the date of registration of the Plan: 
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"Whereas despite the best efforts of the Peel District School Board, sufficient 
accommodation may not be available for all anticipated students in 
neighbourhood schools, you are hereby notified that some students may be 
accommodated in temporary facilities or bussed to schools 
outside of the area, according to the Board's Transportation Policy. You are advised 
to contact the School Accommodation Department of the Peel District School Board 
to determine the exact schools." 

"The purchaser agrees that for the purposes of transportation to school the 
residents of the development shall agree that children will meet the school bus 
on roads presently in existence or at another designated place convenient to the 
Board." 

2. to erect and maintain signs to the satisfaction of the Peel District School Board at the 
entrances to the subdivision which shall advise prospective purchasers that due to present 
school facilities, some of the children from the subdivision may have to be accommodated 
in temporary facilities or bused to schools according to the Board's Transportation Policy.

Canada Post 

Prior to the registration of the subdivision, the owner shall: 

22. Consult with Canada Post to determine suitable permanent locations for the placement 
of Community Mailboxes and to indicate these locations on appropriate servicing plans. 

23. Confirm to Canada Post that the final secured permanent locations for the Community 
Mailboxes will not be in conflict with any other utility; including hydro transformers, bell 
pedestals, cable pedestals, flush to grade communication vaults, landscaping 
enhancements (tree planting) and bus pads. 

24. Install concrete pads at each of the Community Mailbox locations as well as any 
required walkways across the boulevard and any required curb depressions for 
wheelchair access as per Canada Post's concrete pad specification drawings. 

25. Agree to prepare and maintain an area of compacted gravel to Canada Post's 
specifications to serve as a temporary Community Mailbox location. This location will be 
in a safe area away from construction activity in order that Community Mailboxes may 
be installed to service addresses that have occupied prior to the pouring of the 
permanent mailbox pads. This area will be required to be prepared a minimum of 30 
days prior to the date of first occupancy. 

26. Communicate to Canada Post the excavation date for the first foundation (or first 
phase) as well as the expected date of first occupancy. 

27. Prior to offering any of the residential units for sale, to place a "Display Map" on the wall 
of the sales office in a place readily available to the public which indicates the location 
of all Canada Post Community Mailbox site locations, as approved by Canada Post and 
the City of Brampton. 
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28. Include in all offers of purchase and sale a statement, which advises the prospective 
new home purchaser that mail delivery will be from a designated Community Mailbox, 
and to include the exact locations (list of lot #s) of each of these Community Mailbox 
locations; and further, advise any affected homeowners of any established easements 
granted to Canada Post. 

29. Be responsible for officially notifying the purchasers of the exact Community Mailbox 
locations prior to the closing of any home sales with specific clauses in the Purchase 
offer, on which the homeowners do a sign off. 

Enbridge Gas Distribution 

Prior to the registration of the subdivision, the owner shall: 

30. Contact Enbridge Gas Distribution's Customer Connections Department by emailing 
SalesArea20@enbridge.com for service and meter installation details and to ensure all 
gas piping is installed prior to the commencement of site landscaping (including, but not 
limited to: tree planting, silva cells, and/or soil trenches) and/or asphalt paving. 

31. Agree that if the gas main needs to be relocated as a result of changes in the alignment 
or grade of the future road allowances or for temporary gas pipe installations pertaining 
to phased construction, all costs are the responsibility of the applicant. 

32. Agree that any easement(s) that are required to service this development and any 
future adjacent developments will be provided to Enbridge Gas Distribution at no cost. 

Rogers Telecommunications 

Prior to registration of the subdivision, the owner shall: 

34. At its own cost, grant all necessary easements and maintenance agreements required 
by those CRTC-licensed telephone companies and broadcasting distribution companies 
intending to serve the Subdivision (collectively the "Communications Service 
Providers"). Immediately following registration of the Plan of Subdivision, the owner will 
cause these documents to be registered on title. 

35. With consultation with the applicable utilities and Communications Service Providers, 
prepare an overall utility distribution plan that shows the locations of all utility 
infrastructure for the Subdivision, as well as the timing and phasing of installation. 

Bell Canada 

Prior to the registration of the subdivision, the owner shall: 

36. Agree to covey any easement(s) as deemed necessary by Bell Canada to service this 
new development. The Owner further agrees and acknowledges to convey such 
easements at no cost to Bell Canada. 

mailto:SalesArea20@enbridge.com


OZS-2020-0036/21T-20011B 
Date: (Date of Draft Approval)

Page 8 of 18

37. The Owner agrees that should any conflict arise with existing Bell Canada facilities 
where a current and valid easement exists within the subject area, the Owner shall be 
responsible for the relocation of any such facilities or easements at their own cost. 

Alectra Utilites  

Prior to the registration of the subdivision, the owner shall: 

38. Grant all necessary aerial or underground easements, as may be required. These will 
be confirmed during the final design of the road and subdivision. 

39. Observe all aerial and underground clearances, as may be required. 

40. Be responsible for the costs of the relocation of existing plant to accommodate the new 
road(s). 

41. Contact Alectra Utilities (Brampton Hydro) Subdivisions Department for the availability 
of adjacent plant capable of servicing this site and to discuss the electrical service 
installation requirements and schedule. 

42. The owner/developer or their representative is strongly advised to consult Alectra 
Utilities’ (Brampton Hydro’s) Conditions of Service, as they must adhere to all the 
conditions. This can be found on our web site at www.bramptonhydro.com. 

Credit Valley Conservation Authority 

43. The City of Brampton’s restricted area Zoning By-law shall contain provisions which will 
place all lands within Blocks 25-27 (Natural Heritage System) and Blocks 28-30 (NHS 
Buffer) in an appropriate designation such that the natural heritage system is protected 
in perpetuity. 

44. That the portions of the Natural Heritage System (NHS) and buffer on the property 
(Blocks 25-30) be gratuitously dedicated to the City of Brampton, as appropriate. 

0. Prior to the registration of any phase of the plan and any site grading and servicing 
in the restrictive phase, that the following information, relevant to that phase be prepared 
to the satisfaction of the CVC and the City of Brampton: 

a. A Stormwater Management Implementation Report in accordance with the 
approved Functional Servicing Report. 

b. Detailed engineering and grading plans for the overall draft plan of subdivision 
including the fulfilling of all requirements for the issuance of a permit pursuant to 
Ontario Regulation 160/06. 

c. Plans/reports demonstrating the details of the storm outfall, including the fulfilling of 
all requirements for the issuance of a permit pursuant to Ontario Regulation 160/06. 

d. Appropriate sediment and erosion control measures be implemented as approved by 

http://www.bramptonhydro.com/
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CVC and the City of Brampton. 

46. Prior to the registration of the plan and/or any phase of the plan, the following information 
will be prepared to the satisfaction of CVC and the City of Brampton: 

a. That buffer restoration and NHS enhancement plans are submitted to the satisfaction 
of CVC and the City of Brampton in accordance with the approved EIS. 

47. That prior to the issuance of building permits, confirmation be received from a qualified 
professional that the stormwater management facility has been constructed in accordance 
with the approved plans. 

48. That the Servicing Agreement between the Owner and the Municipality contain provisions, 
wherein the Owner agrees to carry out the works noted in Conditions 3 and 4. 

49. That a Warning Clause be included in the Agreements of Purchase and Sale advising the 
future landowners of Blocks 1-9, 14, 15 and 17 that the adjacent public land (i.e., NHS, 
including buffer) will remain as a low maintenance environment. 

50. That a Homeowner’s Factsheet that describes the benefits of some landscape naturalization 
for lots backing onto the NHS, as an educational tool to promote enhancement, be completed 
and included as part of the Purchase of Sale Agreement prior to closing. 

Hydro/Telecommunications  

51. Prior to the release of the plan for registration, the owner must submit in writing, 
evidence to the Commissioner, Planning, Building and Economic Development that 
satisfactory arrangements have been made with the telecommunications and hydro 
providers for the installation of their plants in the common trench, within the prescribed 
location in the road allowances. 

Region of Peel 

52. The following requirements/conditions will be required to be satisfactorily addressed as 
they relate to the Region’s Conditions of Draft Plan Approval. 

53. Prior to execution of the Subdivision Agreement by the Region, the Developer shall: 
a. Obtain and submit to the Region a Residential Development Charges Payment Form 

completed to the best of the Developer’s knowledge at the time of the submission 
and to the satisfaction of the Region in accordance with the engineering drawings 
and final draft M-plan. 

b. Pay to the Region the appropriate hard service residential development charges 
(water, wastewater and road service components), pursuant to the Region's 
Development Charges By-law, as amended from time to time, calculated based on 
the information provided in the Residential Development Charges Payment Form. 

54. Provision shall be made in the Subdivision Agreement with respect to: 
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c. Payment to the Region of appropriate soft service development charges and any 
outstanding hard service development charges. 

d. Collection of development charges for future residential development blocks (non-
freehold townhouses or apartment blocks). 

Pursuant to the Region's Development Charges By-law, as amended from time to time. 

55. In respect of the water meter fees: 
a. Prior to registration of the plan of subdivision, the Developer shall pay to the 
Region the appropriate water meter fees, in accordance with the Region’s Fees By-
law, as amended from time to time for residential building lots (singles, semi-detached 
and freehold townhomes) to the satisfaction of the Region in accordance with the 
engineering drawings and final draft M-plan for the Lands. 
 . A clause shall be included in the Subdivision Agreement that water meter fees for 
future residential development (non–freehold townhouses or apartment blocks) and 
commercial blocks shall be payable to the Region prior to issuance of building 
permits, in accordance with the Region’s Fees By-law, as amended from time to time. 
a. A clause shall be included in the Subdivision Agreement that in the event of an 
underpayment of water meter fees, the Developer shall be responsible for payment 
thereof forthwith upon request. 

56. As a condition of registration of this Plan or any phase thereof, the Developer shall 
gratuitously dedicate, free and clear of all encumbrances and to the satisfaction of the 
Region: 

e. A road widening pursuant to the Region’s Official Plan along Regional Road #6 
(Queen Street West). The Region’s Official Plan road widening requirement for mid-
block along Queen Street West is 45.0 metres right-of-way (22.5 metres from the 
centerline). Additional property pursuant to the Region’s Official Plan will be 
required within 245 metres of intersections as a result of design necessities to 
protect for the provision of but not limited to; utilities, sidewalks, multiuse pathways 
and transit bay/shelters: 50.5 metres for a single left turn lane intersection 
configuration (25.25 metres from the centerline of Queen Street West). 

f. A 15x15 metre daylight triangle at the intersection Street “A” and Queen Street West, 
and 0.3 metre reserve along the frontage of Queen Street behind the property line. 

57. The developer shall gratuitously transfer to the Region free and clear of all 
encumbrances and to the satisfaction of the Region: 

g. All necessary easements for the proposed and existing Regional infrastructure as 
required by the Region to service the proposed plan and external lands. 

All costs associated with land transfers and easements shall be 100% the responsibility of 
the Developer. 

Clauses shall be included in the Subdivision Agreement in respect to 

same. Access:
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58. Prior to the Registration of the Plan of Subdivision the Developer shall remove any existing 
driveway/accesses along the frontage of Queen Street West that do not conform to the 
approved plans at its sole cost. 

59. No lots or blocks shall have direct access to Queen Street West. 

Clauses shall be included in the Subdivision Agreement in respect to same. 

60. The Region will accept one full movement access aligned with Royal West Drive. Any 
ultimate improvements at the proposed access to facilitate the development will be 
determined at the engineering design stage: Including but not limited to auxiliary 
lanes, centre medians, pavement marking and signage. 

61. The Developer hereby acknowledges and agrees that ultimate road works required at the 
intersection of Queen Street West and Royal West Drive/Street “A” to facilitate properties 
within the approved Queen Street Tertiary Plan will be at the sole cost of the Developers. 
The Developers will be responsible for the design and construction of the access and any 
required road works including but not limited to auxiliary lanes etc., required to service this 
development, and all costs shall be 100% at the expense of the Developers. All costs 
associated with the ultimate the road works shall be shared between the lands benefitting 
from the ultimate access as shown on the approved Queen Street Tertiary Plan. Prior to 
construction within the Region’s right-of-way a detailed engineering submission designed, 
stamped, and dated by a Professional Licensed Ontario Engineer and a detail cost estimate 
of the proposed road and access works will be required to be submitted to the Region for 
review and approvals. The engineering submission must include removals, new construction 
and grading, typical sections, and pavement marking and signage drawings, as well as plan 
and profile drawings. 

62. The developer hereby acknowledges that 50% of the cost for the installation of future traffic 
control signals at the intersection of Queen Street West and Royal West Drive/Street “A” to 
facilitate properties within the approved Queen Street Tertiary Plan will be at the sole cost of 
the Developers. This portion shall be shared between the lands benefitting from the ultimate 
access as shown on the approved Queen Street Tertiary Plan. Prior to construction within 
the Region’s right-of-way detailed engineering submission for the traffic control signals 
designed, stamped, and dated by a Professional Licensed Ontario Engineer and a detail 
cost estimate of the proposed road and access works will be required to be submitted to the 
Region for review and approvals.

63. The developer hereby acknowledges that securities in the amount of $200,000.00 for future 
traffic control signals at the intersection of Queen Street West and Royal West Drive/Street 
“A” to facilitate properties within the approved Queen Street Tertiary Plan will be required to 
be provided to the Region. 

64. The Developer acknowledges and agrees that a satisfactory Traffic Impact Study is to be 
provided to the Region. 
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65. The Developer and Region acknowledge and agree that, due to the shared nature of the 
ultimate road works required at the intersection of Queen Street West and Royal West 
Drive/Street “A” between all lands contained within the Queen Street Tertiary Plan, there will 
be a need for the Developer to execute an agreement with the neighboring land Owners 
regarding the construction and sharing of costs for the Ultimate Access (“Shared Access 
Agreement”). 

66. Prior to registration the ultimate road works required at the intersection of Queen Street 
West and Royal West Drive/Street “A” indicated on the approved Queen Street Tertiary Plan 
will benefit the applicant as well as the adjacent property owners to provide full movement 
access across from Royal West Drive, as such, the Region requires a cost sharing 
agreement between the benefitting land owners. The Region will require proof and copies of 
such shared access agreement. 

Prior to the registration of this Plan, or any phase thereof: 

a. The Developer shall provide securities in the amount of 50% of the total cost for 
future traffic control signals at the intersection of Queen Street West and Royal West 
Drive/Street “A” to facilitate properties within the approved Queen Street Tertiary Plan 
to the Region. 

b. The Developer shall provide to the Region’s Public Works Department a Letter of 
Credit in the amount of $200,000.00 for future traffic control signals at the intersection 
of Queen Street West and Royal West Drive/Street “A”. All actual costs associated 
with the traffic control signals at the Regional road intersections shall be 100% the 
Developer’s expense. Any costs associated with future traffic control signals at the 
intersection of Queen Street West and Royal West Drive/Street “A” as shown on the 
approved Queen Street Tertiary Plan shall be shared between the lands benefitting 
from the ultimate access as shown on the approved Queen Street Tertiary Plan. A 
clause shall be included in the Subdivision Agreement in respect of same. 

c. The Developer shall provide to the Region, Public Works Department, a certified 
cheque for maintenance in the amount of $71,190.00 for future traffic control signals 
at the intersection of Queen Street West and Royal West Drive/Street “A”. Any costs 
associated with maintenance of future traffic control signals at the intersection of 
Queen Street West and Royal West Drive/Street “A” as shown on the approved 
Queen Street Tertiary Plan shall be shared between the lands benefitting from the 
ultimate access. A clause shall be included in the Subdivision Agreement in respect 
of same. 

d. The Developer shall provide to the Region’s Public Works Department a Letter of 
Credit in the amount of $10,000.00 for pavement markings on Queen Street West 
and for the intersection of Queen Street West and Royal West Drive/Street “A” along 
the frontage of proposed development. The Developer shall also be responsible for 
pavement markings maintenance. The Letter of Credit will be released once all 
necessary pavement markings are completed and the intersection improvement 
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works are assumed by the Region. Pavement markings along Regional roads shall be 
in accordance with the Region’s specifications and standards, as amended from time 
to time. Any costs associated with for pavement markings on Queen Street West and 
for the intersection of Queen Street West and Royal West Drive/Street “A” along the 
frontage of proposed development as shown on the approved Queen Street Tertiary 
Plan shall be shared between the lands benefitting from the ultimate access. A clause 
shall be included in the Subdivision Agreement in respect of same. 

Clauses shall be included I the Subdivision Agreement in respect of same.  

Traffic/Development Engineering conditions: 

67. The Developer shall acknowledge and agree that landscaping, signs, fences, gateway 
features, and any other encroachments will not be permitted within the Region’s easements 
and right-of-way. 

68. Noise walls adjacent to Regional roads shall be installed at the property line and be to the 
City of Brampton’s Noise Wall specifications with steel posts. Region’s requirements to be 
referenced in the noise abatement report and on all applicable drawings. 

69. The Developer shall acknowledge and agree that the Region’s storm sewers are designed 
to convey run-offs from the right-of-way of regional roads only. All costs associated with the 
storm sewer conveyance shall be 100% the responsibility of the Developer. 

70. The Region will not permit any alteration to grading within Queen Street west right-of-
way along the frontage of the Lands. 

71. The Developer shall be responsible for the design and construction of the mutual access. 
The Developer shall make necessary arrangements in respect of the design and/or 
construction of the mutual access, at the sole cost and expense of the Developer. 

72. A detailed engineering submission designed, stamped, and dated by a Professional 
Licensed Ontario Engineer shall be submitted to the Region for review and approval prior to 
construction. The engineering submission MUST include removals, new construction and 
grading, typical sections ad pavement and signage drawings, and shall include plan and 
profile drawings. 

73. The Developer shall be responsible for 100% of the boulevard works. Prior to the 
commencement of such works within the Region’s right-of-way, the Developer shall submit 
to the Region the following; 

a. A letter of credit in the amount of 100% of the estimated cost to construct the 
required road and access works within the Region’s right-of-way; and 

b. Engineering and inspection fees in the amount of 5.35% of the estimated cost of 
road and access works. 

74. The location, design and implementation of the construction access for the subdivision work 
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must be acceptable to the Region and interim road works may be required to that effect. 

75. Prior to any grading, servicing and construction, the Developer shall obtain from the 
Region’s Public Works Department a road occupancy permit and construction access 
permit for all works within the Region’s road right-of-way, including access works, and 
obtains such permit at least 48 hours prior to the commencement of work. Additional 
documentation, fees and securities shall be required with respect to the works for which the 
permit was obtained. All costs associated with the access and road works within the 
Region’s right-of-way shall be borne entirely by the Developer. The location, design and 
implementation of the construction access must be acceptable to the Region. 

A clause shall be included in the Subdivision Agreement in respect of same. 

Drawings – Servicing and “As Constructed” 

76. Prior to servicing, the Developer’s engineer shall submit all engineering drawings in the 
digital format to the latest Region’s Digital Format Guidelines. 

77. Within (60) days of preliminary acceptance of the underground services, the Developer’s 
engineer shall submit “As Constructed” drawings in digital format, pursuant to the latest 
Region’s Digital Format Guidelines. The Developer’s engineer shall also provide ties to all 
main line valves, ties to individual water service boxes, linear ties to sanitary sewer services 
and GPS coordinates of all watermain and sanitary sewer appurtenances in accordance 
with the latest requirements of the Region “Development Procedure Manual”. 

A clause shall be included in the Subdivision Agreement in respect of same. 

General Conditions: 

78. Prior to registration of the subdivision, the Developer shall execute a Subdivision Agreement 
with the local municipality and Region for the construction of municipal sanitary sewer, water, 
and regional roads associated with the lands. The Developer shall construct and design 
these services in accordance with the latest Region standards and requirements. 

79. Prior to a satisfactory engineering submission, the Developer shall submit to the Region for 
review and approval: a. Revised Functional Servicing 

a. Revised Functional Servicing Repot showing the proposed sanitary sewer, storm 
sewer and water servicing plans for the development. 

b. Storm Drainage Study Report to determine and demonstrate, to the satisfaction of 
the Region, that there is no adverse effect of the proposal on the existing structures 
and drainage along Queen Street West. 

80. Prior to servicing, the Developer shall submit a satisfactory engineering submission to 
the Region to review and approval 
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81. Prior to registration of the plan of subdivision, the Developer shall pay the Region’s costs for 
updating its electronic “As Constructed” information for the infrastructure installed by the 
Developer. The cost shall be based on a “per kilometre” basis for combined watermains and 
sanitary sewers installed pursuant to the Region’s latest User Fees By-law. 

82. Prior to registration of the plan of subcudion, the Developer shall ensure 
that: a. All lots and blocks must be serviced via an internal road network 

Clauses shall be included in the subdivision agreement. 

83. Prior to servicing the Region may require the Developer to construct a sampling hydrant (at 
the Developers cost) within the proposed plan. Location and the requirement for sampling 
hydrant will be determined at the engineering review stage. 

84. The Developer agrees that the Region shall hold back a portion of the Letter of Credit to 
cover the costs of services completed by the Region on a time and material basis pursuant 
to the current Region’s User Fee By-Law. 

A clause shall be included in the Subdivision Agreement in respect of same. 

85. In respect of servicing existing properties within the zone of influence in the event that 
existing private services (wells) deteriorate due to the servicing of the proposed plan of 
subdivision; 

86. Until the issuance of Final Acceptance a portion of the Letter of Credit shall be held back to 
serve as protection for the private wells in the zone of influence of the plan of subdivision. 
This amount shall be based on the anticipated cost of replacing water supplies within the 
zone of influence as shown in the schedules of the agreement. The minimum amount shall 
be $20,000.00. If the private well systems in the zone of influence deteriorate due to the 
servicing of the plan of subdivision the Developer shall provide temporary water supply to 
the residents upon notice by the Region and the Developer shall continue supplying the 
water to the effected residents until the issue is resolved to the satisfaction of involved 
parties. If the quantity of water in the existing wells is not restored to its original condition 
within a month after first identification of the problem, the Developer shall engage the 
services of a recognized hydrogeologist to evaluate the wells and recommend solutions 
including deepening the wells or providing a permanent water service connection from the 
watermain to the dwelling unit. 

87. The Developer shall inspect, evaluate and monitor all wells within the zone of influence 
prior to, during and after the construction has been completed. Progress Reports should be 
submitted to the Region as follows: 

i. Base line well condition and monitoring report shall be submitted to the Region 
prior to the pre-servicing or registration of the plan (whichever occurs first) and 
shall include as a minimum requirement the following tests: 
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1. Bacteriological Analysis - Total coliform and E-coli counts 
2. Chemical Analysis - Nitrate Test 
3. Water level measurement below existing grade 

88. In the event that the test results are not within the Ontario Drinking Water Standards, the 
Developer shall notify in writing the Homeowner, the Region of Peel’s Health Department 
(Manager - Environmental Health) and Public Works Department (Development 
Supervisor) within 24 Hours of the test results. 

89. Well monitoring shall continue during construction and an interim report shall be submitted to 
the Region for records. Well monitoring shall continue for one year after the completion of 
construction and a summary report shall be submitted to the Region prior to Final 
Acceptance. 

Clauses shall be included in the subdivision agreement in respect of same. 

a) Prior to registration of the plan of subdivision a noise abatement report is required for lots 
adjacent to Queen Street West. 

b) Prior to registration of the plan of subdivision, the Developer shall submit draft reference 
plan(s) for the Region’s review and approval prior to such plans being deposited. All costs 
associated with preparation and depositing of the plans and transfer of lands shall be at the 
sole expense of the Developer. 

c) The Developer agrees that prior to the Region granting clearance of the draft plan conditions 
of subdivision approval, the following shall require to be forwarded to the Region’s Legal 
Services Division: 

a. A copy of the final signed M-Plan 
b. A copy of the final draft R-Plan(s) 
c. Easement and conveyance documents required pursuant to this Agreement and the 

registration of this plan. 

A clause shall be included in the Subdivision Agreement in respect of same. 

Administrative — Clearance of Conditions

46. Prior to the signing of the final plan by the Commissioner, Planning, Building and 
Economic Development, or her designate, they shall be advised that the above noted 
conditions have been carried out to the satisfaction of the appropriate agencies and the 
City. 

NOTE 1:  
In accordance with City Council resolution C003-97, draft approval granted under Section 51 of the 
Planning Act, R.S.O., 1990, c.P.13 is valid until draft approval is either withdrawn, or the plan is 
registered. The conditions of draft approval will, however, be reviewed initially 3 years after draft 
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approval is granted and subsequently every 2 years to determine if the conditions are 
appropriate or whether draft approval should be withdrawn. 

NOTE 2:  
In order to expedite the clearance of conditions, we suggest that a copy of the signed 
Subdivision Agreement be forwarded to the following agencies upon execution: 

Canada Post Corporation  
200 - 5210 Bradco Blvd  
Mississauga, Ontario  
L4W 1G7 

The Dufferin-Peel Catholic District School Board 
40 Matheson Boulevard West 
Mississauga, Ontario 
L5R 105 

Peel District School Board  
5650 Hurontario Street  
Mississauga, Ontario 
L5R 1C6 

Enbridge Gas Distribution Inc. 
500 Consumers Road 
North York, Ontario 
M2J 1P8 

Alectra Utilities 
175 Sandalwood Parkway West 
Brampton, Ontario 
L7A 1E8 

Bell Canada 
100 Commerce Valley Drive West 
Thornhill, Ontario 
L3T 0A1 

Rogers Cable Communications Inc. 
3573 Wolfedale Road 
Mississauga, Ontario 
L5C 3T6 

Region of Peel 
10 Peel Centre Drive  
Brampton, Ontario  
L6T 4B9 
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Toronto and Region Conservation Authority 
101 Exchange Avenue, 
Vaughan, Ontario 
L4K5R6 

NOTE 3:  
The costs of any relocations or revisions to Hydro One facilities which are necessary to 
accommodate this subdivision will be borne by the owner, and further any easement rights of 
Hydro One are to be respected. The owner should contact the local Hydro One Area office to verify 
if any low voltage distribution lines may be affected by the proposal. 

NOTE 4:  
It is recommended that the owner or their consultant contact the Toronto and Region Conservation 
Authority to clarify specific requirements prior to preparation of detailed engineering reports. 



Planning, Building and Economic 
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Draft Plan of Subdivision Conditions of Draft Approval 
Comments and Conditions Memo Tracking 

Sheet 

Applicant/Owner: Korsiak Urban Planning – Jim and Luisa Mocon 
File: OZS-2020-0036 & 21T-20011B 
Planner: Kelly Henderson 
Date of Approval: 

Department/Division/Sections Memo Date 
Initial Date Revised Memo  

Date 
Effective Draft 
Approval Date 

Public Works – Development 
Engineering 

February 14th, 2022   

Public Works – Transportation 
Engineering 

August 2021 May 11th, 2022 

Planning & Development 
Services – Development 
Services 

May 10th, 2022 

Planning & Development 
Services – Urban Design 

May 10th, 2022 

Public Works & Engineering 
Development – Park Planning 

April 22nd, 2021 October 5th, 2021 

Region of Peel June 25th, 2021 November 26th, 
2021 

Credit Valley Conservation 
Authority 

Included 

Alectra Included 
Canada Post Included 
Rogers Included
Bell Included 
Dufferin-Peel Catholic District 
School Board 

Included 

Peel District School Board Included
Enbridge Included 

*day after 20 days after making decision (date of decision= date of cover memo signed by 
Commissioner/Director for minor amendments or Notice of Decision) 

NOTE 1: Any changes to the conditions (including minor amendments and revisions to the 
conditions expressly identified in any Comments and Conditions Memos are subject 
to Section 51 (41) of the Planning Act and the amendment to the draft approval shall 
be deemed to have been made the day after the appeal period is over (the day after the 20-day 



Planning, Building and Economic 
Development 

Development Services 

appeal period), whether or not notice has been issued. 
Accordingly, preparation of any agreement or supplementary agreement (as the case may be), will not 
occur until the appeal period has passed. 



Planning, Building and Economic
Development
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Comments and Conditions Memo 

Date: May 10th, 2022

File: OZS-2020-0036 & 21T-20011B

Subject: Requirements for Draft Plan of Subdivision 21T-20011B
Korsiak Urban Planning – Jim and Luisa Mocon 
1879 Queen Street West 
South side of Queen Street West and east of Mississauga Road 

Ward: 4 

The following represents comments and conditions from the Development Services Division of 
the Planning, Building and Economic Development Department with respect to matters dealing 
with Zoning, community information maps, warnings, notices, growth management, other general 
requirements to be included as conditions of draft approval and where appropriate in the subdivision 
agreement. 

A. Prior To Draft Plan Approval  

All matters below have been addressed. 

The following matters shall be addressed prior to the release of the application for draft 
plan approval. 

1. Outstanding final comments and/or conditions of draft plan approval from City departments, 
divisions and external commentating agencies shall be received and any appropriate 
conditions of approval, including revisions to the plan and physical layout resulting from these 
comments, shall be accommodated. 

2. The associated Official Plan Amendment, shall be approved by Council, and in full force and 
effect. 

Preliminary Homebuyers Information Map 

3. Prior to draft plan approval, the developer shall prepare a Preliminary Homebuyers 
Information Map of the subdivision to be posted in a prominent location in each sales office 
where homes in the subdivision are being sold. This map shall contain the applicable 
information prescribed within the City of Brampton List of Standard Conditions of Draft 
Approval for Residential Plans of Subdivision as it pertains to Sales Office Homebuyers 
Information Maps including City approved street names and the possible temporary location 
of Canada Post mailboxes, including the number and duration. The map shall contain, but not 
be limited to the following information and clauses as applicable: 
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a. The proposed land uses within the subdivision based on the latest draft plan. 

b. The surrounding existing and proposed land uses. 

c. Those lots or blocks that have existing and potential environmental noise issues based 
on the noise feasibility study. 

d. All relevant warning clauses shall be included on the map. 

e. The approximate locations of noise attenuation walls and berms; 

f. The approximate locations and types of other fencing within the subdivision. 

g. Where parks and open space, storm water management facilities and walkways are 
located. 

h. The types and locations of parks, valley lands and other open space (i.e. passive or 
active) and a general description of their proposed facilities and anticipated level of 
maintenance (to be confirmed in each case with the Engineering and Development 
Services Division). 

i. Potential locations of all Canada Post community mail boxes on corner lots (except 
corner lots at the intersection of an arterial road). 

j. The locations of all Brampton Transit routes through the subdivision. 

k. The following standard notes, using capital letters where noted: 

i. “NOTICE AND ADVICE TO PURCHASERS: 
THIS MAP IS INTENDED TO PROVIDE HOME BUYERS WITH GENERAL 
INFORMATION ABOUT THE SUBDIVISION AND THE SURROUNDING 
AREA. THE FOLLOWING IS A LIST OF POTENTIAL CONCERNS THAT 
HOMEBUYERS MAY HAVE AND THE TELEPHONE NUMBERS AT CITY 
HALL IF YOU NEED MORE INFORMATION. FOR THE BEST SERVICE, 
YOU ARE ENCOURAGED TO CALL DURING NORMAL BUSINESS HOURS 
WHICH ARE 8:30 AM TO 4:30 PM, MONDAY TO FRIDAY. 

PLEASE NOTE: 
THIS MAP IS BASED ON INFORMATION AVAILABLE ON (MONTH/YEAR) 
AND MAY BE REVISED WITHOUT NOTICE TO PURCHASERS. HOWEVER, 
ANY CHANGE IN PERMITTED LAND USE INVOLVES A PLANNING 
PROCESS, INCLUDING PUBLIC NOTIFICATION IN ACCORDANCE WITH 
THE PLANNING ACT” 

ii. “The map shows that there will be single detached dwellings, street 
townhouses, dual frontage townhouses, back-to-back townhouses and a high 
density residential block (Block 17) to be developed as part of the subdivision. If 
you have any questions, please call (905) 874-2050 or email 
planning.development@brampton.ca.”

iii. “There may be catch basins or utilities easements located on some lots in this 
subdivision. If you have any questions, please call (905) 874-2050 or email 
planning.development@brampton.ca.”

mailto:planning.development@brampton.ca
mailto:planning.development@brampton.ca
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iv. “Some lots and development blocks will be affected by noise from adjacent 
roads, and warning clauses will apply to purchasers. If you have any questions, 
please call (905) 874-2050 or email planning.development@brampton.ca.”

v. “The map shows that some of the lots affected by noise will be fitted with noise 
barriers and some of the homes will be provided with central air conditioning to 
allow bedroom windows to be closed if necessary due to the noise. If you have 
any questions, please call (905) 874-2050 or email 
planning.development@brampton.ca.”

vi. “The Natural Heritage System (NHS) Blocks 25-30 in this subdivision will be left 
in a natural condition with minimal maintenance and no grass cutting, only 
periodic removal of paper and debris. If you have any questions, please call 
(905) 874-2050 or email planning.development@brampton.ca.”

vii. “The final location of walkways, multi-use paths, bike routes may change 
without notice. 

viii. “Door to door mail delivery will not be provided in this subdivision and 
Community mailboxes will be located directly beside some lots. If you have any 
questions, please call 1-800-267-1177.” 

ix. “Some streets will have sidewalks on both sides while others will have them on 
only one side or not at all. If you have any questions, please call (905) 874-
2050 or email planning.development@brampton.ca.”

x. “The completion of some dwellings in this subdivision may be delayed until after 
the completion of exterior finishes on the adjacent buildings. If you have any 
questions, please call (905) 874-2050 or email 
planning.development@brampton.ca.”

xi. “There may be Brampton Transit routes on streets fronting and/or adjacent to 
this development, including bus stops and related infrastructure. The City 
reserves the right to introduce transit services and facilities such as bus 
stops, shelters, pads, benches and other associated amenities on any City 
right-of-way as determined by Brampton Transit to provide effective transit 
service coverage. If you have any questions, please call (905) 874-2750.” 

xii. “Part of this subdivision is currently beyond Brampton Transit standards for 
service coverage. Portions of this development will be outside the 400 metre 
walking distance standard to transit.” 

xiii. “The offer of purchase and sale may contain itemized charges for features 
covered in the City’s subdivision agreement. These features may include street 
trees, driveway paving, sodding, fencing, noise barriers, or gateway features, 
etc., on the public right-of-way. They may also be described in general terms, 
such as “community aesthetics enhancements”. Despite paying this charge, the 
purchaser may be left without a tree on the lot in question. The City does not 
encourage this type of extra billing and has no control over vendors charging for 
street trees. If you have any questions, please call (905) 874-2050 or email 
planning.development@brampton.ca.”

mailto:planning.development@brampton.ca
mailto:planning.development@brampton.ca
mailto:planning.development@brampton.ca
mailto:planning.development@brampton.ca
mailto:planning.development@brampton.ca
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xiv. “The City will not reimburse purchasers, nor assist in any recovery of moneys 
paid, under any circumstance.” 

xv. “Although the developer is required to provide trees at regular intervals on the 
public boulevards within this subdivision, local site conditions may not allow for 
a tree to be planted in front of some homes.” 

xvi. “The design of features on public lands may change. Features shown in the 
Community Design Guidelines may be constructed as shown or altered, in the 
City’s discretion, without notification to purchasers. Builders’ sales brochures 
may depict these features differently from what is shown on the Community 
Design Guidelines or the as-built drawings. The City has no control over 
builders’ sales brochures.” 

xvii. “Gates are not permitted in fences when lots abut a NHS/buffer/valleyland 
block.” 

xviii. Walkway Block 18 may contain street furniture and lighting. Residents near 
these Blocks may be disturbed by noise and lighting. 

xix. “The City of Brampton’s Zoning By-law regulates the width of driveways. 
Please do not have your driveway widened before inquiring about the permitted 
driveway width for your lot.” 

xx. “There are a number of subdivision homes being constructed in the area. 
Purchasers are advised that residents may be disturbed by noise, traffic 
and dust due to construction in the area.” 

xxi. “This community is subject to Architectural Control. Models available for sale 
have to be pre-approved by the Control Architect and certain models may not 
be available for some of the lots. Check with your builder the particular 
situation for the model and lot you intend to purchase.” 

xxii. “The final mix of houses, elevations, lot widths and housing types will be 
confirmed upon registration of the subdivision plan. Therefore, the purchasers 
should check with their builder to determine the final houses for construction in 
the immediate vicinity of the home that is being purchased.” 

xxiii. “Completion of some dwellings in this subdivision may be delayed until after 
the completion of exterior finishes on the adjacent buildings. If you have any 
questions, please call City of Brampton, Planning Building and Economic 
Development Department (905) 874-2050.” 

xxiv. “FOR FURTHER INFORMATION, ON PROPOSED AND EXISTING 
LAND USE, PLEASE CALL (905) 874-2050 or EMAIL 
PLANNING.DEVELOPMENT@BRAMPTON.CA.”

xxv. “FOR DETAILED BERMING AND GRADING INFORMATION, PLEASE 
CALL THE SUBDIVIDER’S ENGINEERING CONSULTANT. 

mailto:PLANNING.DEVELOPMENT@BRAMPTON.CA
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xxvi. FOR DETAILED INFORMATION PERTAINING TO STREETSCAPE, PARKS 
OR OPEN SPACE, PLEASE CALL THE SUBDIVIDER’S LANDSCAPE 
ARCHITECTURAL CONSULTANT.” 

Digital Submissions of Plans 

4. Prior to draft plan approval, a digital submission of the current draft plan to be draft-approved, 
shall be provided to the City, in accordance with the Planning, Building, and Economic 
Development Department’s digital submission requirements. 

NOTE: Further conditions to those set out in Section B below may be provided as a result of 
the resolution of matters identified in Section A of this memo.

B. Draft Plan Approval Requirements/Conditions  

The following requirements are applicable as a condition of draft plan approval. 

Redline Revisions 

1. The owner shall address any redline revisions to the draft plan identified by staff and/or 
identified in comments. 

Final Homebuyers Information Map 

2. Prior to registration of the plan, the owner shall prepare a detailed Final Homebuyers 
Information Map, based on the final M-plan, and approved by the City to replace the 
preliminary Homebuyers Information Map in all affected sales offices. This map shall contain 
the following information: 

a. all of the information required on the preliminary map; 

b. any additional information and warning clauses that may be required as a result of 
the review of the plan of subdivision; 

c. the locations of all sidewalks and walkways; 

d. the locations of all rear yard catch basins and utilities easements on private property 
where applicable; 

e. the locations of all above ground utilities; 

f. the locations of all bus stops (if known); and, 

g. the final locations of all Canada Post community mail boxes; 

3. The owner shall ensure that each builder selling homes within the subdivision: 

a. provides prospective purchasers with a notice from the City in the prescribed format 
that includes all of the notes required on the Homebuyers Information Maps; and, 

b. attaches a copy of the preliminary Homebuyers Information Map to each offer of 
purchase and sale agreement. 

Land Notices: Statements and Clauses 

4. The owner shall include, the following statements that are applicable, in bold type in all offers 
of purchase and sale for all lots and blocks within the plan: 
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a. Lots 1-9 will be developed with single detached dwellings. For further information, 
please contact the City of Brampton, Planning, Building and Economic Development at 
(905) 874-2050. 

b. Blocks 10-15 will be developed as street townhouses. 

c. Block 16 will be developed as a townhouse condo block. 

d. Block 17 will be developed as an apartment block. 

e. Block 18 is a park block. 

f. Blocks 19-21 are residential reserves. 

g. Blocks 22 and 24 are servicing blocks. 

h. Block 23 is a stormwater management block. 

i. Block 25-27 is the Natural Heritage System (NHS) block. 

j. Block 28-30 are the Natural Heritage System (NHS) buffer block (10 metres) 

k. Bock 31 is a road widening block. 

l. Block 32-35 is a 0.3 metre reserve. 

m. There may be catch basins or utilities easements located on some lots in 
this subdivision. If you have any questions, please call (905) 874-2050 or 
email planning.development@brampton.ca.

n. Some lots and development blocks will be affected by noise from adjacent roads, and 
warning clauses will apply to purchasers. If you have any questions, please call (905) 
874-2050 or email planning.development@brampton.ca.

o. The map shows that some of the lots affected by noise will be fitted with noise barriers 
and some of the homes will be provided with central air conditioning to allow bedroom 
windows to be closed if necessary due to the noise. If you have any questions, please 
call (905) 874-2050 or email planning.development@brampton.ca.

p. The Natural Heritage System (NHS) Block 25-30 in this subdivision will be left in a 
natural condition with minimal maintenance and no grass cutting, only periodic 
removal of paper and debris. If you have any questions, please call (905) 874-2050 or 
email planning.development@brampton.ca.

q. Walkway Block 18 may contain street furniture and lighting. Residents near these 
Blocks may be disturbed by noise and lighting. 

r. The final location of walkways, multi-use paths, bike routes may change without notice. 

s. Door to door mail delivery will not be provided in this subdivision and Community 
mailboxes will be located directly beside some lots. If you have any questions, please 
call 1-800-267-1177. 

t. Some streets will have sidewalks on both sides while others will have them on only 
one side or not at all. If you have any questions, please call (905) 874-2050 or email 
planning.development@brampton.ca.

mailto:planning.development@brampton.ca
mailto:planning.development@brampton.ca
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u. The completion of some dwellings in this subdivision may be delayed until after the 
completion of exterior finishes on the adjacent buildings. If you have any questions, 
please call (905) 874-2050 or email planning.development@brampton.ca.

v. There may be Brampton Transit routes on streets fronting and/or adjacent to this 
development, including bus stops and related infrastructure. The City reserves the 
right to introduce transit services and facilities such as bus stops, shelters, pads, 
benches and other associated amenities on any City right-of-way as determined 
by Brampton Transit to provide effective transit service coverage. If you have any 
questions, please call (905) 874-2750. 

w. Part of this subdivision is currently beyond Brampton Transit standards for service 
coverage. Portions of this development will be outside the 400 metre walking distance 
standard to transit. 

x. The offer of purchase and sale may contain itemized charges for features covered in 
the City’s subdivision agreement. These features may include street trees, driveway 
paving, sodding, fencing, noise barriers, or gateway features, etc., on the public right-
of-way. They may also be described in general terms, such as “community aesthetics 
enhancements”. Despite paying this charge, the purchaser may be left without a tree 
on the lot in question. The City does not encourage this type of extra billing and has no 
control over vendors charging for street trees. If you have any questions, please call 
(905) 874-2050 or email planning.development@brampton.ca.

y. The City will not reimburse purchasers, nor assist in any recovery of moneys paid, 
under any circumstance. 

z. Although the developer is required to provide trees at regular intervals on the public 
boulevards within this subdivision, local site conditions may not allow for a tree to be 
planted in front of some homes. 

aa. The design of features on public lands may change. Features shown in the 
Community Design Guidelines may be constructed as shown or altered, in the City’s 
discretion, without notification to purchasers. Builders’ sales brochures may depict 
these features differently from what is shown on the Community Design Guidelines or 
the as-built drawings. The City has no control over builders’ sales brochures. 

bb. Gates are not permitted in fences when lots abut a NHS/buffer/valleyland block. 

cc. The City of Brampton’s Zoning By-law regulates the width of driveways. Please do not 
have your driveway widened before inquiring about the permitted driveway width for 
your lot. 

dd. There are a number of subdivision homes being constructed in the area. 
Purchasers are advised that residents may be disturbed by noise, traffic and dust 
due to construction in the area. 

ee. This community is subject to Architectural Control. Models available for sale have to 
be pre-approved by the Control Architect and certain models may not be available for 
some of the lots. Check with your builder the particular situation for the model and lot 
you intend to purchase. 

mailto:planning.development@brampton.ca
mailto:planning.development@brampton.ca
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ff. The final mix of houses, elevations, lot widths and housing types will be confirmed 
upon registration of the subdivision plan. Therefore, the purchasers should check 
with their builder to determine the final houses for construction in the immediate 
vicinity of the home that is being purchased. 

gg. Some of the lots affected by noise will be fitted with noise barriers and some of the 
homes will be provided with central air conditioning to allow bedroom windows to be 
closed if necessary due to the noise. If you have any questions, please call City of 
Brampton, Public Works and Engineering Department (905) 874-2050. 

hh. Completion of some dwellings in this subdivision may be delayed until after the 
completion of exterior finishes on the adjacent buildings. If you have any 
questions, please call City of Brampton, Planning Building and Economic 
Development Department (905) 874-2050. 

ii. Mail delivery will be from a designated Community Mailbox. The builder shall notify the 
purchaser of the exact Community Mailbox locations prior to the closing of any sales 
and advise any affected homeowners of any established easements granted to 
Canada Post. 

jj. The following clauses to the satisfaction of the Dufferin-Peel Catholic District School 
Board: 

“Whereas, despite the best efforts of the Dufferin-Peel Catholic District School 
Board, sufficient accommodation may not be available for all anticipated 
students from the area, you are hereby notified that students may be 
accommodated in temporary facilities and/or bussed to a school outside of the 
neighbourhood, and further, that students may later be transferred to the 
neighbourhood school.” 

“That the purchasers agree that for the purpose of transportation to school, the 
residents of the subdivision shall agree that children will meet the bus on 
roads presently in existence or at another place designated by the Board.” 

kk. The following clause to the satisfaction of the Peel District School Board fora period 
of five (5) years from the date of registration of the plan: 

“Whereas despite the best efforts of the Peel District School Board, sufficient 
accommodation may not be available for all anticipated students in 
neighbourhood schools, you are hereby notified that some students may be 
accommodated in temporary facilities or bussed to schools outside of the area, 
according to the Board’s Transportation Policy. You are advised to contact the 
School Accommodation Department of the Peel District School Board to 
determine the exact schools.” 

“That the purchasers agree that for the purpose of transportation to school, the 
residents of the subdivision shall agree that children will meet the bus on 
roads presently in existence or at another place designated by the Board.” 

Land Notices: Signage 
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5. The owner shall erect signs at all major entrances to the proposed development advising of 
the following: 

a. To the satisfaction of the Dufferin-Peel Catholic District School Board, that students 
may be accommodated elsewhere on a temporary basis until suitable permanent 
pupil places, funded by the Government of Ontario, are available." 

b. To the satisfaction of the Peel District School Board at all major entrances to the 
subdivision which shall advise prospective purchasers that due to present school 
facilities, some of the children from the subdivision may have to be accommodated 
in temporary facilities or bused to schools according to the Board's Transportation 
Policy. 

6. That the following clauses be included in all agreement of purchase and sale entered into 
with respect to any units in the plan for a period of five (5) years from the date of 
registration of the Plan: 

"Whereas despite the best efforts of the Peel District School Board, sufficient 
accommodation may not be available for all anticipated students in neighbourhood 
schools, you are hereby notified that some students may be accommodated in 
temporary facilities or bussed to schools outside of the area, according to the Board's 
Transportation Policy. You are advised to contact the School Accommodation 
Department of the Peel District School Board to determine the exact schools." 

"The purchaser agrees that for the purposes of transportation to school the residents 
of the development shall agree that children will meet the school bus on roads 
presently in existence or at another designated place convenient to the Board." 

Cost Sharing 

7. Prior to registration the owner shall sign the Landowners Cost Share Agreement, and provide 
the City with a written acknowledgment from the Trustee appointed pursuant to the 
agreement, that the Owner has signed the agreement and has delivered the deeds or made 
the payments required by the agreement, and that the plan may be released for registration. 

Telecommunications 

8. The owner shall permit all telecommunications service providers that are a “Canadian carrier” 
as defined in subsection 2(1) of the Telecommunications Act of a “distribution undertaking” as 
defined in subsection 2(1) of the Broadcasting Act and have entered into a Municipal Access 
Agreement with the City (“Telecommunication Providers”) to locate their plant in a common 
utility trench within any future public highway within the Plan. A list of Telecommunication 
Providers can be obtained from the City. Within 10 business days of the delivery of the pre-
servicing letter, the owner shall notify all Telecommunication Providers of the Plan and request 
that the Telecommunication Providers contact the owner directly within 10 business days if 
they intend to locate their plant within any future public highway within the Plan. The owner 
shall make satisfactory arrangements (financial and otherwise) with the City, 
Telecommunications Providers and other utilities for the installation of each of their facilities in 
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a common utility trench within the future public highway prior to commencing any work with 
respect to any future public highway as shown on the draft approved plan of subdivision, and 
the owner shall provide evidence of same satisfactory to the City. Until such installation is 
completed, the owner shall not undertake any works that will limit the ability of any 
Telecommunications Provider to install its plant in a timely and efficient manner. The owner 
shall install, at its own expense, 100mm diameter ducts at all road crossing for the use of 
Telecommunications Providers. The exact location and detailed specifications for these ducts 
shall be shown on the approved drawings. The owner acknowledges and agrees that the City 
may refuse to accept or assume any or all streets within the plan until the provisions of this 
section have been complied with. 

9. Prior to commencing any work within the plan, the owner must confirm that sufficient wire-line 
communication/telecommunication infrastructure is currently available within the proposed 
development to provide Communication / Telecommunication service to the proposed 
development. In the event that such infrastructure is not available, the owner is hereby 
advised that they may be required to pay for the connection to and/or extension of the 
existing communication/telecommunication infrastructure. If the owner elects not to pay for 
such connection to and/or extension of the existing communication / telecommunication 
infrastructure, the owner shall be required to demonstrate to the telecommunication provider 
that sufficient alternative communication / telecommunication facilities are available within the 
proposed development to enable, at a minimum, the effective delivery of communication / 
telecommunication services for emergency management services. 

C. GENERAL COMMENTS 

The following general comments are provided to assist the developer in the 

preparation of the related drawings, finalization of any required studies or 

resolution of any identified issues. 

N/A 

Kelly Henderson 
Development Planner 
City of Brampton 
905-874-2619 
Kelly.Henderson@Brampton.ca

mailto:Kelly.Henderson@Brampton.ca


COMMENTS AND CONDITIONS MEMO 

Date: February 14, 2022 

File: (OZS-2020-0036 & 21T-20011B) 

To: Kelly Henderson 

From: Olti Mertiri 

Subject: Requirements for Plan of Subdivision 21T-20011B

Location 1879 Queen Street West  

Circulation Date: February 2022 

Plan: Draft Plan of Subdivision 

Plan Dated: January 10, 2022 

In response to the circulation of the above noted application, the following represents a 
summation of comments and conditions from the Engineering and Development 
Services/Development Approvals (Engineering & Environmental) with respect to matters dealing 
with development and environmental engineering. 

A. PRIOR TO DRAFT PLAN APPROVAL  

The following shall be addressed prior to the release of the application for draft plan 
approval. 

 The following studies shall be approved in support of servicing for this development.

1. Functional Servicing Report (FSR) – Cleared by Environmental Engineering 

2. Feasibility Noise Report – Cleared by Development Engineering 

3. Phase 1 Environmental Site Assessment (Phase 1 ESA) and Phase 2  
Environmental Site Assessment (Phase 2 ESA) if required – Added Condition 8 



B. DRAFT PLAN APPROVAL REQUIREMENTS  

The following comments / requirements are applicable as a condition of draft 
plan approval. 

1. Environmental Engineering   

1.1. Acoustic 

1.1.1. As part of the first engineering submission, the owner’s consultant shall submit a 
detailed noise report prepared by a qualified acoustical consultant recommending 
noise control measures satisfactory to the Engineering and Development Services 
Division, in consultation with the Region of Peel as necessary. A copy of the 
report shall also be provided to the City’s Chief Building Official. 

1.1.2. The noise control measures and noise warnings recommended by the noise 
report shall be implemented to the satisfaction of the Engineering Division. 

1.1.3. As part of the first engineering submission, the owner shall prepare and submit 
a Noise Attenuation Statement. A copy of the final approved Noise Attenuation 
Statement shall also be provided to the City’s Chief Building Official. 

1.1.4. The owner will include the following clause in the Noise Schedule of the 
Subdivision Agreement: “Prior to the issuance of any Building Permits, the owner 
agrees to provide the City’s Chief Building Official with a certificate certifying that 
the builder’s plans for each dwelling unit to be constructed on the plan shows all of 
the noise attenuation works required by the approved noise report and the 
approved plans. 

1.2. Environmental

1.2.1. Prior to the initiation of any grading or construction on the site the owner shall 
install adequate sediment and erosion control measures to the satisfaction of the 
City of Brampton and Credit Valley Conservation Authority. These measures shall 
remain in place until all grading and construction on the site are completed. 

1.3. Stormwater Management

1.3.1. Prior to the initiation of any site grading or servicing and as part of the first 
engineering submission, the owner shall provide a Stormwater Management 
Report which describes the existing and proposed stormwater drainage systems 
for the proposed development. 

2. Road Reconstruction/Cash Contributions 

2.1. The owner agrees to provide cash-in-lieu for any infrastructure internal to the plan that 
cannot be feasibly constructed, to the subdivision limits, due to grading and/or other 
servicing constraints. The value of the cash-in-lieu shall be established by the City’s 
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Commissioner of Public Works & Engineering or designate prior to the registration of 
the subdivision. 

3. Financial Impact 

3.1. Development charges will be made payable to the City in accordance with 
the Development Charges By-law in effect at the time of payment.

3.2. No credits are anticipated with respect to the Transportation Component of the City Per 
Unit Levy to be assessed to this development.

4. Sidewalks   

4.1. Prior to the first engineering submission, the owner shall submit a sidewalk and 
parking plan. 

5. Land Dedications and Easements  

5.1. Sufficient right of way for all roads associated with the plan, land dedications and 
easements required for proper servicing of the plan shall be granted gratuitously to the 
appropriate authority. The precise limits of the required land dedications and easements 
are to be determined to the satisfaction of the City’s Ontario Land Surveyor. 

6. 0.3 Metre Reserves/Reserve Block(s)  

6.1. The 0.3 m reserves and reserve blocks are to be deeded gratuitously to the City. 

7. Warning Clauses  

7.1. Warning clauses are to be included in the Agreements of Purchases and Sale 
and registered on the title of all affected lots and blocks noting: 

7.1.1. Any noise control features required to meet the noise level objectives of the 
City, to the satisfaction of the City, with respect to all noise sources, 

7.1.2. Any walkways or retaining walls that may evolve on the plan, 

7.1.3. The possibility of future transit routes within the internal collector/local road 
network to serve the residents of this community, including possible establishment 
of transit stops and platforms, 

8. Soil   

8.1. Prior to the registration of this plan or any phase thereof, the owner shall provide a 
copy of a Record of Site Condition and confirmation of the filing of the Record of site 
Condition in the Environmental Site Registry. 
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C. GENERAL COMMENTS 

The following general comments are provided to assist the owner in the preparation of 
the related drawings, finalization of any required studies or resolution of any identified 
issues. 

1. Subdivision Agreement 

The owner will be required to enter into a Subdivision Agreement with the City for the 
construction of municipal services associated with these lands. The underground and 
aboveground municipal services are to be constructed in accordance with the latest O.P.S. 
and/or City standards and requirements, as applicable. Development of the lands shall be 
staged to the satisfaction of the City. 

The owner will be required to provide the City with comprehensive insurance coverage, a 
financial guarantee for the installation of municipal works and maintain the municipal works 
in accordance with Clauses 27 Insurance, 24 Financial and 17 Maintenance Periods  
respectively, of the applicable standard Subdivision Agreement. 

2. Site Grading/Erosion and Sediment Control By-law 

The owner will be responsible for the proper drainage of all lands abutting the plan. An 
overall lot/block grading plan must be prepared by the owner’s Engineering Consultant to 
form part of the Subdivision Agreement. 

Draft Plans which are within 30 metres of the watercourse and/or which are comprised of an 
area in excess of 1 hectare shall be subject to the provisions of the Fill By-law No.143-95, as 
amended. The owner will be required to apply for and obtain a Fill Permit prior to 
undertaking any land stripping or regrading activities within these lands. An irrevocable letter 
of credit is required to cover 100% of the estimated cost of site control measures plus 10% 
allowance for contingencies, as per Schedule ‘A’ to the By-law. 

3. Storm Drainage 

Storm sewer works including connections to each lot and building block shall be designed in 
such a manner and be of adequate size and depth to provide for the drainage of the 
weeping tiles, for the development of all lands lying upstream within the watershed and/or 
provide for the drainage of such areas as may be designated by the Commissioner Public 
Works & Engineering. 

As a part of detailed processing of servicing submissions, the owner’s consultant will be 
required to include a drawing outlining the proposed overland flow route on these lands. The 
internal route is to coincide with roadways as much as possible. Should this route direct 
drainage along a lot’s side lot line, the size of the concerned lot(s) is to be increased in width 
to account for this route in addition to the usual lot sizes. All overland flow routes to be 
located on private lands shall be covered by a municipal easement to the satisfaction of the 
City and the appropriate Conservation Authority. 
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All storm drainage shall be conducted to an outlet considered adequate in the opinion of 
the Commissioner of Public Works & Engineering. 

4. Sanitary and Water Service 

Prior to servicing or registration of the plan, the Region of Peel is to confirm that all 
portions of this plan will be provided with adequate water and sanitary servicing. 

5. Soil Conditions 

The owner is required to retain a Geotechnical Consultant to prepare a detailed Soils 
Report. At first engineering submission, the Soils Report will be reviewed by the City and 
Ministry of Environment and Energy if necessary. Prior to the registration or servicing of 
this plan, the approved procedures are to be incorporated into the Subdivision Agreement. 

6. Streetlighting  

Streetlighting is to be provided by the owner in accordance with the City’s latest 
standards and requirements. In addition to streetlighting within the plan, the facilities at 
the intersections of the proposed road(s) with the boundary roads are to be examined 
and if necessary, upgraded. 

7. Signs  

All street and traffic signs required for this plan are to be supplied, erected and maintained in 
accordance with the provisions of the Subdivision Agreement by and at the expense of the 
owner. 

8. Utilities  

Prior to preservicing and/or execution of the Subdivision Agreement, the owner shall name 
his/her telecommunication provider. In addition, as part of the first engineering submission, 
the City will also request telecommunications providers that have entered into a Letter of 
Understanding or a Municipal Access Agreement with the City whether they intend to 
install their plant within the streets of the proposed subdivision. 

The owner covenants and agrees that it shall permit the telecommunication providers 
named by the City to locate their plants within the streets of the proposed development. 

The owner, under separate arrangements or agreement with the various utility companies, is 
to determine the precise extent of their requirements. 

Prior to execution of the Subdivision Agreement, the owner must submit in writing evidence 
to the Commissioner of Public Works & Engineering that satisfactory arrangements have 
been made with the Telecommunications provider, Cable TV, Gas and Hydro for the 
installation of their plant in a common trench, within the prescribed location on the road 
allowance. 
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Any utility relocations necessary in support of the development of the Draft Plan of 
Subdivision shall be carried out by and at the expense of the owner. 

9. Removal of Existing Buildings 

The Security & Payment Statement of the Subdivision Agreement is to include sufficient 
securities to guarantee the removal of any existing buildings within the plan that will not 
conform to the requirements of the Zoning By-law after registration of the plan. 

10. City Road Maintenance/Construction Access 

The owner will be responsible for maintaining City Roadways within and in the vicinity of 
this development in a state satisfactory to the Commissioner of Public Works & Engineering 
until all construction and building activity is complete. Securities shall be included in the 
Security & Payment Statement of the Subdivision Agreement. 

A construction access and the route for same will be finalized during processing of detailed 
engineering submissions. The construction access shall remain open at the discretion of 
the Commissioner of Public Works & Engineering. 

11. Road Design 

All internal roads shall be constructed by the owner and shall have asphalt pavement 
complete with concrete curbs and gutters designed and constructed in accordance with 
the latest O.P.S and /or City standards and requirements, as applicable. 

The horizontal and vertical alignments of all roads, including their relative intersection 
geometrics, shall be designed to the latest City standards and requirements. In this regard, 
minor revisions to the road pattern may be required to accommodate intersection 
alignments and locations specified for bus bays and loading platforms. 

All connecting roads shall be located such that they align precisely with their continuation 
beyond the limits of this Draft Plan. 

12. Sodding of boulevards and private Lands/Maintenance of Undeveloped Lands 

All portions of road allowance not covered by roads, sidewalks, splash pads, etc. shall 
be placed with 150 mm of topsoil and sodded with number 1 nursery sod. 

The owner is to provide the City with securities to ensure that each of the lots will be 
sodded and topsoiled to City standards with driveways being provided. A security is to be 
established at time of detailed processing and is to be maintained with the City until 
substantial completion of the lots, and the securities reduced at the discretion of the 
Commissioner of Public Works & Engineering. 

Lots and blocks with which there are no immediate development proposals shall be 
graded, seeded and maintained to the satisfaction of the Commissioner of Public Works & 
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Engineering, and securities shall be included in the Security & Payment Statement of the 
Agreement to guarantee this. 

13. Acoustical   

At first engineering submission, the owner is to submit a Noise Report prepared by an 
Acoustical Consultant. The report is to address methods of dealing with acoustical aspects 
evolving from all the noise sources. The report should also detail the type of noise 
attenuation that will be implemented for all noise sources. 

14. Community Postal Boxes 

Community Postal Delivery Box locations are to be shown on the servicing drawings in 
locations approved by Canada Post and are to be installed to City & Canada Post 
requirements by the owner when required by Canada Post or when constructing 
aboveground works, whichever is appropriate. 

15. Preservicing  

Preservicing will not be permitted until arrangements have been made to the satisfaction of 
the Commissioner of Public Works & Engineering for the necessary outlets for the municipal 
services and adequate access roads to service the lands. In addition, preservicing will not 
be permitted until the zoning for the development of the lands is in effect or has been 
approved by the Local Planning Appeal Tribunal. 

Any external land dedications or easements required to service the property must be 
obtained by the owner and conveyed gratuitously to the City or the Region prior to the 
commencement of Preservicing of the lands. 

Regards, 

Olti Mertiri, P.Eng. 
Supervisor, Development Approvals 
Engineering Division 
Public Works and Engineering Department  
Tel.(905) 874-5 273 Fax (905) 874-3369  
olti.mertiri@brampton.ca

Cc: Accela
Frank Mazzotta (Manager, Development Engineering) 
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COMMENTS AND CONDITIONS MEMO  
Transportation Development Engineering

Date: May 11, 2022 
File: OZS-2020-0036 File and 21T-20011B 
To: Kelly Henderson 
From: Scott McIntyre (Transportation Development Engineering)  
Subject: Requirements for Plan of Subdivision 21T-20011B 

Description – Residential & Open Space  
Applicant Name Korsiak Urban Planning  
Developer Name
Location – 1879 Queen St. W. 

Circulation Date: Aug 2021 
Plan: Draft Plan of Subdivision 
Plan Dated: Aug 09, 2021  
Comment Revision #: #2

A. PRIOR TO DRAFT PLAN APPROVAL  
1. The following studies shall obtain approval status, where applicable: 

a. Traffic Impact Study (TIS). Approved Sept 20, 2021 SM
2. The applicant will submit fully dimensioned functional design drawings for any 

permanent or temporary cul-de-sacs, roundabouts, intersections, road elbows and 
road connections proposed within the subdivision, to ensure they meet all current 
city standards. Cul-de-Sacs are to adhere to City standard drawing #214. 

3. Where applicable, the applicant shall provide a conceptual sighting plan for any 
proposed school blocks, place of worship blocks, high density residential blocks 
and commercial blocks. Cleared May 11, 2022, SM

4. The city’s subdivision design manual (2008) stipulates a minimum 3.5m width for 
single vehicle driveways. Driveways less than 3.5m width and garages less than 3.5m 
width are not sufficient to adhere with the city’s minimum two parking spaces per unit 
minimum requirement. As a result, our office requires driveways and garages to not 
measure less than 3.5 metres width for single vehicle driveways. 

5. Driveways are to measure a minimum 6.0 metre length between the property line 
and the garage, and/or between the garage and the private sidewalk, or travel 
portion of the private right-of-way. 

6. A separate drawing is to be submitted depicting sidewalks, intersection daylighting 
dimensions, intersection curb radii, road elbows and driveway locations. Daylighting, 
curb radii, road elbows and driveway locations will be required to meet the current City 
standards or meet other satisfactory arrangements as determined by PW&E. 
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7. A separate drawing is to be submitted depicting on-street parking supply. Developer 
must supply 50% ratio (50% of on-street parking to the number of units). 

8. The applicant will demonstrate, with the aid of drawings, how and where the Region of 
Peel waste & recycling bins will be stored. 

 Further conditions to those set out in Section B below may be provided as a result of 
the resolution of matters identified in this Section A of the memo.

B. DRAFT PLAN APPROVAL REQUIREMENTS/CONDITIONS 
1. 0.3m Reserves will be required on Industrial, Commercial, Institutional, School, High-

Density lots, across the terminus of roads to be later extended, and at the ends of Cul-
de-sacs. 

2. The applicant is required to provide a drawing depicting Canada Post community 
mailbox locations and identifying their catchment areas. This drawing is required with 
the first engineering submission. 

3. Driveways width requirements are: 3.5m (single), 6.0m (double), 7.3m (shared). 
a. Similarly, driveway requirements for double (6.0 metres) and shared 
(7.3 metres) will also be enforced. 

4. Single Garage width requirement is 3.5m minimum. 
5. Prior to registration of the subdivision curb radii are to adhere to City standard drawing 

#245. 
6. Prior to registration of subdivision road elbows must adhere with City standard drawing 

#215. 
7. Prior to registration of the subdivision the applicant shall ensure that lot frontages 

and dwelling layouts are such that no driveway will intersect, including any portion 
within the road allowance. 

8. Conceptual design drawings for proposed school blocks, place of worship blocks and 
commercial blocks require approval. (drawings help determine access locations and 
additional ROW requirements) 

9. Where no residential parking, or limited residential parking is being 
proposed/provided, the owner shall provide a clause in the condominium or rental 
agreement stating that “No residential parking is provided on-site and that 
residential parking either on-street or at public facilities is subject to current city by-
laws and policies”. 

C. GENERAL COMMENTS 
10. Temporary cul-de-sacs may be required. The applicant will acknowledge and provide 

cul-de-sacs on a temporary basis if deemed necessary by the City. The applicant may 
be required to obtain easements should it be necessary to locate the cul-de-sacs on 
adjacent lands. Further comments regarding cul-de-sacs may be forwarded during the 
engineering review process. 

11. Driveways shall not to encroach within intersection daylighting (rounded or triangles), 
and/or all driveway locations shall adhere to Section 10.12 of the residential zoning 
bylaw, which states “The minimum distance measured along a lot line between a 
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driveway and the actual or projected point of intersection of two streets shall be 6.0 
metres.” Where intersection daylighting exceeds 6.0 metres, driveways locations will 
not be permitted to encroach within intersection daylighting. 

12. Vertical curves – grade changes in excess of 2% must be designed by means of a 
vertical curve for the design speed specified and depicted on the first 
engineering drawings to the satisfaction of the commissioner of Public Works. 

13. Road alignments - the horizontal and vertical alignments of all roads, including their 
intersection geometrics, shall be designed to the latest City standards and 
requirements. In this regard, minor revisions to the road pattern and intersection 
alignments may be required. 

14. ROW – Minimum 17.0 metre, 20.0 metre, 23.0 metre etc. right-of-way, as per City 
standard drawings are required; 

15. Driveway minimum separation from adjacent property lines unless coupled is 0.6 
metres. 

16. Utility clearance of 1.5 metres from residential driveways is required. 

Regards, 

Scott McIntyre 
Transportation Engineering | Engineering Division | Public Works & Engineering Dept | City of 
Brampton 
T: 905.874.2540 | F: 905-874-2599 | 2 Wellington Street West | ON L6S 6E5 



Planning, Building, & 
Economic Development 

Urban Design 

COMMENTS AND CONDITIONS MEMO 

Date: Monday, May 16th, 2022 

File: OZS-2020-0036, 21T-20011B 

To: Kelly Henderson 

From: Kanwal Aftab 

Subject: Requirement for Draft Plan Approval 21T-20011B 

Consultant: Korsiak Urban Planning 

Owner: Jim and Luisa Mocon 

Location: 1879 Queen Street West 

Circulation Date: Monday, May 16th, 2022 

In response to the circulation of the above noted application, the following represents a 
summation of comments and conditions from the Urban Design Section with respect to 
matters dealing with urban design: 

A. PRIOR TO DRAFT PLAN APPROVAL 

 N/A 

B. CONDITIONS OF DRAFT PLAN APPROVAL 

 Please be advised that ground related residential developments are subject to 
architectural control compliance review process. As such, the following 
represents a summation of conditions from the Urban Design: 

In accordance with the “Architectural Control Guidelines for Ground Related 
Residential Development”, Chapter 7 of the “Development Design Guidelines”, and to 
adhere to and implement the Architectural Control Protocol Summary (Appendix 2 - 
Architectural Control Report), as per By-Law 177-2008, the following conditions shall 
be fulfilled: 

1. Select an approved Control Architect from the short list of firms established by the 
City; 
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2. That, the Control Architect shall organize an information meeting with 
builders, designers, key stakeholders and City staff to identify the City’s 
expectations, key issues, the Architectural Control Compliance process and 
milestones. Written confirmation of the participants’ attendance and their 
understanding of the entire process will be provided to the City; 

3. That, the Control Architect shall provide a Clearance Letter to the City, certifying 
their preliminary review and approval of models; 

4. To pay all associated fees to the City as per By-law 110-2010; 

5. After Registration, the owner agrees that the Control Architect provides to the City, 
during construction, Quarterly Site Monitoring reports; 

6. Upon completion of the subdivision, the owner agrees that the Control Architect 
provides to the City Final Completion Letter. 

C. GENERAL COMMENTS  

The following general comments are provided to assist the developer in the preparation of 
the related drawings, finalization of any required studies or resolution of any identified 
issues: 

  N / A

If you have any questions or require further clarification with respect to the above 
comments, please contact the undersigned. 

Kanwal Aftab 
M.Arch, MLA 
Urban Designer 
Urban Design 
Planning, Building, & Economic Development Department 
City of Brampton | 2 Wellington Street W | Brampton ON L6Y 4R2 
Tel: 905-874-2310 | E-Mail: kanwal.aftab@Brampton.ca  

mailto:kanwal.aftab@Brampton.ca


COMMENTS & CONDITIONS MEMO 

Date: October 5, 2021

File: OZS-2020-0036 & 21T-20011B

To: K. Henderson, Development Services

From: Park Planner Name, Park Planning & Development

Subject: REQUIREMENTS FOR RESIDENTIAL DEVELOPMENT 
Official Plan & Zoning By-Law Amendment & Proposed Draft Plan of 
Subdivision 
(To permit a development consisting of 9 single detached dwellings, 39 
street townhouses, one condo townhouse block, one apartment block, 
one park, one partial stormwater management pond and several NHS 
blocks.) 

UPDATED Conditions from the Park Planning & Development Section

Consultant: KORSIAK URBAN PLANNING 

Owner: JIM & LUISA MOCON 

Location: 1879 Queen Street West
Circulation Date: September 16, 2021 
Ward: 4 

In response to the Accela 1st Revision circulation of the above noted Official Plan & Zoning By-
Law Amendment & Proposed Draft Plan of Subdivision application dated September 16, 2021, 
the following represents an UPDATED summation of conditions from the Park Planning and 
Development Section and general comments from the Park Planning Unit. The Open Space 
Development Unit may also provide their own general comments through the Accela workflow. 

Please note that this memo replaces the previous memo dated April 22, 2021. 

A. PRIOR TO DRAFT PLAN APPROVAL 

The following must be addressed prior to the release of the application for draft plan 
approval. 

1. NIL 
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B. DRAFT PLAN APPROVAL REQUIREMENTS / CONDITIONS 

The Owner is required to address the following prior to the identified milestone, in 
accordance with City standards, and to the satisfaction of the City. 

a) Prior to 1st Engineering Submission:   

Hoarding of Natural Features:

2. The Owner shall erect and maintain in good condition, hoarding along the outer limits 
of the Natural Heritage System (NHS) buffer (NHS Buffer Blocks 27 & 28), and/or 
along the drip line of any vegetation identified for preservation in the approved Tree 
Evaluation Report, to the satisfaction of the City. 

Notification Signage – Public Lands: 

3. The Owner is required to install and maintain notification signage, to City standards, 
advising future residents of the future uses of all identified park, open space and 
stormwater management blocks. The signs will be installed on the subject blocks, 
along all public road frontages, and will state the name of the City of Brampton, 
provide a schematic of the facilities (if any) to be included on the subject block, the 
telephone number where additional information can be obtained and the date the sign 
is installed. 

b) Prior to Registration:  

The following are requirements that the Owner shall be required to fulfill prior to the 
release of the plan for registration. Items are listed alphabetically.  

Community Information Maps: 

4. The Owner shall prepare a detailed Homebuyers’ Information Map, based on the final 
M-plan, to the satisfaction of the City. 

Fencing: 

5. The Owner shall make satisfactory arrangements with the City to provide fencing, at 
their cost, in accordance with the City Fencing Policy and the approved Urban Design 
Brief/Community Design Guidelines (as applicable), for incorporation into the 
landscape drawings’ submission, to the satisfaction of the City. 

Maintenance Fees: 

6. The Owner shall agree to contribute a maintenance fee for any landscape item 
deemed necessary by the Owner, but which exceeds the City standard. This may 
include, but not be limited to special entry feature structures and centre medians, 

JIM & LUISA MOCON - Korsiak Urban Planning  

OZS-2020-0036 & 21T-20011B 
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irrigation systems, acoustical walls and architectural landscape elements located on 
public property. 

7. The Owner shall agree to provide a cash-contribution in accordance with Council 
Resolution181-2014 towards the long-term management of all Natural Heritage System 
(NHS) lands conveyed to the City. The payment shall be calculated at a rate of $5,000 
/ hectare of NHS lands conveyed (per the final plan) and shall be documented in 
Schedule ‘G’ of the Subdivision Agreement. 

Parkland Dedication: 

8. Parkland Dedication requirements for the plan shall be in accordance with the 
Planning Act, R.S.O. 1990, c.P.13 as amended (the Planning Act) and the City’s 
Parkland Dedication By-law, as amended. The current Plan yields a projected 
parkland dedication requirement of 0.883 ha. (2.183 ac.), based on Section 51.1 of 
the Planning Act. The Owner is proposing to convey Block 18 totaling 0.360 ha (0.890 
ac.) to the City, as partial fulfillment of the Parkland Dedication requirements. This 
results in a projected parkland under-dedication of 0.314 ha. (0.776 ac.). Prior to 
registration, the Owner shall be required to compensate the City in accordance with 
the Parkland Dedication By-law (as amended) and the City’s current policies, for the 
projected under-dedication balance, in the form of a Cash In Lieu of Parkland 
Payment. 

Note: Final calculations will be undertaken as part of the Subdivision Agreement 
review process and represented in Schedule ‘D’ of the Agreement. 

Note: The plan is located within the Credit Valley Secondary Plan Area and is subject 
to Council resolution CW070-2005 which requires CIL for low density residential 
development to be collected at a rate of $350,000/ac. 

Plan Requirements for all Public Lands: 

9. Prior to plan registration, the Owner shall provide detailed working drawings for all 
identified park blocks, NHS, landscape buffer blocks, streetscape planting, and fencing 
to the satisfaction of the applicable approving departments and in accordance with the 
latest City standards. Fencing shall be included along holdout properties where they 
abut the plan, subject to the approval of the existing property owners. The Owner shall 
comply with both the facility fit/concept plan approved prior to draft plan approval and/or 
the recommendations of the approved Design Brief. 

10. The Owner agrees that proposed Park Block 18, which is shared between the subject 
plan and the adjacent plan under file (21T-16010B), shall be designed and 
constructed in its entirety, in accordance with the approved Urban Design 
Brief/Community Design Guidelines. The Developer agrees to coordinate the 
completion of the entire park with the owners of Park Block 15, (1951 Queen Street 

JIM & LUISA MOCON - Korsiak Urban Planning  
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Holdings Inc., C04W05.012 & 21T-16010B) within twenty-four (24) months of the 
registration of the Mocon plan, unless this time is extended in writing by the City. 

Signage for NHS: 

11. Prior to plan registration the Owner shall submit a comprehensive signage package 
for the Natural Heritage System (NHS) lands, to the satisfaction of the City. 

Streetscape Plans: 

12. Prior to plan registration, the Owner shall make satisfactory arrangements with the 
City, through the Subdivision Agreement and the landscape drawings’ submission, to 
provide street trees along all internal streets within the subject plan and along 
immediately abutting street, including the implementation of boulevard and buffer 
planting, and entry features. The Owner shall comply with the recommendations of 
the approved Urban Design Brief/Community Design Guidelines (as amended and as 
applicable). 

Summary Requirements: 

13. Prior to registration, and in conjunction with the final landscape submission, the 
Owner agrees to provide the City with a detailed summary of all areas of parkland, 
open space, stormwater management ponds, valleylands, woodlots, and buffers 
including quantities or areas of boulevard and buffer sod, boulevard and buffer trees, 
shrub beds and irrigation systems that will be installed by the Owner and will become 
the City’s responsibility to maintain. 

Tableland Tree Compensation: 

14. Prior to registration, the Owner shall provide restoration-planting drawings that detail 
compensation plantings for tableland trees removed to accommodate the 
development. Compensation plantings shall be in accordance to current City of 
Brampton compensation planting standards. Compensation plantings shall be 
provided by the Owner at no cost to the City. 

Tableland Vegetation: 

15. The Tree Evaluation Report, shall be finalized and approved in accordance with the 
City’s Tableland Tree Assessment Guidelines, to the satisfaction of the City. 

Note: The Owner shall ensure that no trees are removed or damaged prior to by-law 
approval or during any phase of the servicing and construction of the site, if applicable, 
without the prior approval of the Planning and Development Services and Public 
Works & Engineering Departments. 

JIM & LUISA MOCON - Korsiak Urban Planning  
OZS-2020-0036 & 21T-20011B 
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Warning Clauses – Parks, NHS, Open Space, etc. 

16. Prior to registration, the Owner shall ensure that the builder(s) include a warning 
clause in all Offers of Purchase and Sale for all Lots or Blocks abutting blocks 
designated for park, Natural Heritage System (NHS) open space and/or stormwater 
management blocks (Park Block 18, SWMP Block 22, SWMP Outlet Block 23, NHS 
Valleyland Blocks 24 & 25, and NHS Woodland Block 26) that state: 

“The subject blocks (Builder(s) to insert name of block(s) here) may contain active 
recreational facilities. Purchasers are advised that residents close to these blocks may 
be disturbed by users and/or facilities within the subject blocks. For more information, 
please call the City of Brampton’s Public Works & Engineering Department at (905) 
874-2050.

Warning Clauses – Street Trees 

17. Prior to registration, the Owner shall ensure that the builder(s) include a warning 
clause in all Offers of Purchase and Sale indicating that: 

“The Owner is required to provide street trees at regular intervals on all public 
boulevards within this subdivision. Local site conditions may not allow a tree to be 
planted in front of some homes. For more information, please call the City of 
Brampton’s Public Works & Engineering Department at (905) 874-2050. 

c) Post Registration:  

The following are requirements that the Owner shall be required to fulfill as a 
condition of plan registration. Items are listed in typical order of completion:  

Conveyance of Public Lands: 

18. All identified parks, stormwater management ponds, and Natural Heritage System 
(NHS) lands (including associated buffers) shall be gratuitously conveyed to the City 
in a form and condition satisfactory to the City. 

Development of all Public Lands: 

19. The Owner is responsible for the development of all dedicated parks and open space 
(e.g. Neighbourhood Parklands, valleylands, open space and landscape buffer 
blocks) in accordance with the approved plans and the approved Subdivision 
Agreement subject to the satisfaction of the City. 

Streetscape Implementation: 

20. The Owner shall implement, at their expense and to the satisfaction of the City, all 
works shown on the approved streetscape plans in accordance with the Subdivision 

JIM & LUISA MOCON - Korsiak Urban Planning  
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Agreement and the approved Urban Design Brief/Community Design Guidelines 
(where applicable) and will include the implementation of boulevard and buffer 
planting, and entry features including all structures and planting. 

Reimbursement for Creditable Work: 

21. Following completion of the park development works, the Owner shall invoice the City 
for the cost of all works completed. The City will inspect the works for completion and 
issue payment in accordance with the approved cost estimates. Notwithstanding the 
date upon which works are completed, no payment shall be made to the Owner as 
compensation payable for the design and construction of identified works until after 
completion and sign off by the City and approval of the funding for such works in the 
City’s Capital Budget. 

Note: The Owner shall be entitled to compensation for select works in accordance with 
the approved drawings and cost estimates and in accordance with the most recently 
approved Development Charge Background Study document. Where applicable, 
arrangements for development charge credits/compensation select works will be 
concluded upon in conjunction with the development of the block. The identified works 
shall be completed within twelve (12) months of the first building permit being issued 
for any lot or block in the plan of subdivision, unless an extension has been granted in 
writing by the City or unless a more rapid delivery of the park block is required to service 
existing residents. 

As-Built Drawings: 

22. Prior to issuance of final acceptance of all landscape works the Owner shall provide 
as-built drawings in the form of digital files for all dedicated park, open space, 
landscape buffer blocks, etc. The submission of these drawings will meet the latest 
digital standards as prescribed by the City of Brampton. 

d.) Prior to Assumption:   

Hazard Removal:

23. Prior to assumption, any material identified in the Tree Evaluation Report and Woodlot 
Management Plan as hazardous, or identified for removal for accessibility or safety 
reasons, and any deleterious materials and debris not normally found in a Natural 
Heritage System (NHS) lands, whether in a woodlot block, valleyland block, vista 
block or other location as determined by the City, shall be removed at the Owner’s 
expense. 

JIM & LUISA MOCON - Korsiak Urban Planning  
OZS-2020-0036 & 21T-20011B 
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C. GENERAL COMMENTS 

The following General Comments are provided to assist the Owner. These comments 
shall be read in conjunction with the Draft Plan conditions (Section B). 

Parks and Open Space Naming: 

24. Names for all identified park, open space and stormwater management blocks shall 
be incorporated in to the Recommendation Report, for Council’s approval. In this 
regard, the following blocks have been identified and the following names are 
recommended: 

a) Park Block 18 shall be identified as the same as “the final approved name for  
Street ‘C’ Park”; 

b) NHS Valley Blocks 24 & 25 and NHS Woodland Block 26 shall be identified 
as part of the adjacent existing “Credit River Valley”; 

c) Stormwater Management Pond Block 22 shall be identified as the same as 
“the final approved name for Street ‘B’ Pond”. 

Note: Park Planning & Development will identify and finalize names for the identified 
blocks, in conjunction with the Owner, Development Services and in accordance with 
the Parks and Open Space Naming Policy, prior to incorporation into the 
Recommendation Report. 

If you have any questions or require further clarification with respect to the Park Planning & 
Development comments, please contact the undersigned. 

Christopher Heike B.Sc., M.Pl., MCIP, RPP
Park Planner, Park Planning & Development Section 
Parks Maintenance & Forestry Division 
Community Services Department 
Tel: (905) 874-2422 Fax: (905) 874-3819 
christopher.heike@brampton.ca

cc. (via email only): 
R. da Cunha, W. Kuemmling, M. Colangelo, S. Kassaris 

(Note: A digital copy has also been uploaded to Accela.) 

JIM & LUISA MOCON - Korsiak Urban Planning  
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SUSTAINABILITY SCORE SNAPSHOT
 

APPLICATION DETAILS:
 

Project Name: Mocon-1879 Queen Street W 
City File Number: PRE-2020-0020 
Plan Type: Draft Plan 
 

SUSTAINABILITY SCORE: 29
 

THRESHOLD ACHIEVED: BRONZE
 

Landscape and Street Tree Planting/Preservation - Maintain Existing Healthy Trees

• [Minimum] When healthy tableland trees are proposed for removal, enhanced compensation is provided based on basal area.

• [Aspirational] 75% or more of the healthy mature trees greater than 20 cm DBH have been preserved in-situ.

 

Landscape and Street Tree Planting/Preservation - Soil Quantity and Quality

• [Minimum] All pits, trenches and/or planting beds have a topsoil layer greater than 60 cm with gradual change of soil quality (texture, porosity),

organic matter content that varies from 2% to 7% in the top 30 cm of soil by dry weight, and a pH of 6.8 to 8.0. There is a minimum soil area of 30

m2 at proper planting depth of unobstructed growing medium per tree.

 

% of Tree Canopy Within Proximity to Building/Pedestrian Infrastructure - % Canopy Coverage

• [Minimum] Street trees have been provided on both sides of streets according to the Municipal Standards.

• [Minimum] 50% of sidewalks will be shaded by trees within 10 years of development. If spacing is not feasible, street trees have been placed

elsewhere on the site to maintain the proposed tree canopy (e.g. additional park trees, front or backyard trees).

 

Street Networks/Blocks - Block Perimeter/Length

• [Minimum] 75% of block perimeters do not exceed 550 m, and 75% of block lengths do not exceed 250 m.

• [Aspirational] 100% of block perimeters do not exceed 550 m, and 100% of block lengths do not exceed 250 m.

 

Street Networks/Blocks - Intersection Density

• [Aspirational] There are 51-60 street intersections.

 

Transit Supportive - Distance to Public Transit - Block and Draft Plans

• [Minimum] 50% of residents/employment are within 800 m walking distance to existing or planned commuter rail, light rail or subway with frequent

stops; or 50% of residents/employment are within 400 m walking distance to 1 or more bus stops with frequent service.

• [Aspirational] 75% of residents/employment are within 800 m walking distance to existing or planned commuter rail, light rail or subway with

frequent stops; or 75% of residents/employment are within 200 m walking distance to 1 or more bus stops with frequent service.

 

Natural Heritage - Connection to Natural Heritage

• [Aspirational] 50% of the total length of the natural heritage system is visually and physically connected (such as public access blocks, single

loaded roads).



 

Parks - Park Accessibility

• [Minimum] Two or more road frontages have been provided for each urban square, parkette, and neighbourhood parks. Three road frontages

been provided for each community park.

 

Stormwater - Stormwater Management Quality and Quantity

• [Minimum] The most intense rainwater event that the site can retain runoff from (in mm) is 5mm.

 

Energy Conservation - Building Energy Efficiency - Multi Family, Commercial, Residential,

Institutional

• [Aspirational] There is expected energy savings of more than 55% for the proposed building relative to MNECB compliance.

 

Lighting - Reduce Light Pollution

• [Minimum] It is confirmed that plighting isn't included in the design and all exterior lighting fixtures >1,000 lumens are shielded to prevent night sky

lighting.

 

Lighting - Energy Conserving Lighting

• [Minimum] LEDs and/or photocells have been used on all lighting fixtures exposed to the exterior.
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