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July 24, 2020 BEL 217069

Robert Ruggiero
Development Planner

City of Mississauga

300 City Centre Drive
Mississauga, ON L5B 3C1

Re: Revised Site Plan for 51 & 57 Tannery Street & 208 Emby Drive, City of Mississauga,
Mississauga File: OZ/OPA 18 012

Dear Mr. Ruggiero:

Beacon Environmental Limited (Beacon) was retained in 2017 by NYX Capital Corp. (the proponent) to
prepare an Environmental Impact Study (EIS), Arborist Report and Geomorphic Assessment in support
of a proposed re-development of three adjoining properties located at 51 and 57 Tannery Street and
208 Emby Drive in the City of Mississauga.

The reports were submitted to the City of Mississauga and Credit Valley Conservation Authority (CVC)
in June of 2019 as part of a Site Plan Application.

In their comments of November 2019, CVC staff requested that the proposed limit of development
adjacent to the Mullet Creek valleylands by regularized relative to the proposed condominium blocks to
create a more uniform interface. The proponent has examined opportunities to regularize the
development limit and has proposed a revised Site Plan. A copy of the revised Site Plan, prepared by
Kirkor Architects and Planners and dated July 21, 2020, is attached to this letter with modifications
highlighted (see Attachment A). Except for this change to the development limit line, all other elements
of the Site Plan remain unchanged.

The purpose of this reliance letter is to provide confirmation that the findings, recommendations, and
conclusions outlined in our previously submitted studies remain applicable to the proposed Site Plan.

Description of Changes to the Site Plan

As was noted above, the only change to proposed Site Plan has been a modification of the development
limit. The previous development limits were established by applying a uniform 7.0 m setback to the
Long-Term Stable Top of Slope (LTSS) determined by Patriot Engineering (2019). This irregular line
intruded into the central portion of the site and fell away to the north, thereby constraining setbacks to
the rears of Buildings E & F. To smoothen or regularize the development limit, the Site Plan has been
adjusted to reduce the setback adjacent to Buildings E and F and increase it adjacent to Building D.
These modifications result in a LTSS setback that exceeds 10 m for approximately half of the setback
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with the remainder ranging in width from 3.5 m to <10 m. The net change to the overall setback area is
+4.36 m?. These changes, including dimensions and area calculations, are highlighted on the attached
Site Plan.

To determine if the revised Site Plan still satisfies City and CVC policies as they relate to natural heritage
and natural hazards, Beacon has undertaken a review of the findings and recommendations outlined in
the EIS, Arborist Report and Slope Stability Assessment.

Natural Heritage Resources

The EIS has confirmed that the Mullet Creek valleylands adjacent to the site support fish habitat and
qualify as significant valleylands. The valleyland is recognized as a Significant Natural Area. The
proposed changes to the limit of development will not result in buildings being situated close to the
valleyland. The changes will however bring the future lot limit closer to the valley in the vicinity of
Buildings E and F, and further away from Building D. These changes are nominal and will not adversely
affect natural heritage resources associated with the valleylands.

The proposed Site Plan will continue to have a net overall positive benefit to the ecological health and
integrity of the Mullet Creek valleylands. At present, industrial development extends to the top of the
physical top of slope of the valley and there is no setback provided. Under the proposed Site Plan,
buildings and structures will be setback from the physical top of slope by 14-20+ m, thereby creating
opportunities to naturalize most of this area. The proposed changes to the Site Plan have slightly
increased the overall areas of the setback and provided additional space for enhancement work.

The type and form of development has also not changed. The area at the rear of Building D, E and F
will remain common element. This shared ownership will provide for enhanced protection of the
valleylands as there will be oversight of the condition of these lands which significantly reduces the
probability of illegal encroachments. Fencing continues to be proposed which will prevent encroachment
by pets.

Natural Hazards

The proposed Site Plan remains outside natural hazard areas. The development limits continue to be
setback from the LTSS and continue to provide for unencumbered access to the valleylands should
maintenance or emergency repairs be required. Furthermore, as the locations of proposed buildings
and structures remain unchanged, the development setback, as determined through application of
CVC’s 2014 Slope Stability Definitions & Determination Guideline, also remains unchanged.

Trees
The revised Site Plan has the potential to affect one additional tree at the western corner behind Building

D. Tree 470 is a small multi-trunked hawthorn in fair condition. Under the previous Site Plan, this tree
was located on the limit of development line but was retainable due to the requirement to match grading
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at the development limits. Under the proposed Site Plan, the limit of development has been extended
approximately 1.5 m further southwest and the tree will now likely be in conflict with grading. The loss
of this additional tree will not have a significant affect on overall tree canopy and diversity, as there will
be substantial tree replacement provided through the Valleyland Restoration and Enhancement Plan
that will be prepared as a conditions of Site Plan approval. The Tree Inventory and Preservation Plan
has been updated and is attached to this letter as Attachment B.

Summary

In summary, the proposed changes to the Site Plan do not affect the overall conclusions and
recommendations of our studies and investigations. The proposed Site Plan continues to provide the
necessary protection from natural hazards in accordance with CVC standards as well as access to the
valleylands through the provided setback. The Site Plan also continues to provide for a net ecological
benefit to the natural heritage resources and functions associated with the Mullet Creek valleylands.
This will be realized with the implementation of a Valleyland Restoration and Enhancement Plan which
is to be prepared at detailed design as a condition of site plan approval. In our opinion, the proposed
changes to the Site Plan remain consistent with City and CVC policies relating to natural heritage
protections as well and natural hazards.

Should you have any questions, please do not hesitate to contact the undersigned.

Prepared by: Reviewed by:

Beacon Environmental Beacon Environmental
Anna Cunningham, B.Sc.(Hons.) Ken Ursic, B.Sc., M.Sc.
Ecologist Principal, Senior Ecologist

Attachment A: Site Plan - Kirkor Architects and Planners (July 21, 2020)
Attachment B: Tree Inventory and Preservation Plan - Beacon (July 24, 2020)

Page 3



ENVIRONMENTAL

Attachment A




— _ — — — — — _ _ a
SITE PLAN e - I A T - -
0 ~
2
LANDS OF CANADIAN PACIFIC RAILWAYS
PROPOSED RESIDENTIAL DEVELOPMENT I MISSISSAUGA, ONTARIO
%, % T T %, P %, 2, @ KN % . . % % . %
%(—&%_*%————%————ﬂc?—————%\4———————ﬁ—————ﬂ—————ﬂ——————ﬂ——————(‘i——&———(h—&—g——&———————
%5' o‘%‘_ %‘p_ REFER TO DRAWINGS C-105 AND C-108 PREPARED BY MOST SOUTHWESTERN RAIL 0 E% qoe@/ "o% 90(
PROJECT NO. 17-145 ! - St J BERNI AND CRASH WALL oy O TE 5, 5 - . ég . 25M SETBACK TO RAIL LINE £ =3 @
| oo |4 <5 3 oL e% % 0Py, <5, % 3dots % a % %,
% J PROPERTY LINE s GREEN TERRAMESH WALL— o, . %, OPOSED CRAS @ ) 2 4,051.59 sq.m. %% - %
. < 8 4 PROP! i o . t & 4, & r
SCALE 1:500 ¥ § . . SR =, % s, on 43,611 sq.fbn, | e % o a
%, R < % 5 ‘o, Sy, ‘ k3 % 40, % MIT60ON < % %, %% P
___________________ AR S S ) "o, s, iy S : .,
I = 1 i 5 — - % % % % % % &
£eLF ) 2 ) 3 & &, e, % %, T % 5 - 5 % =3 & % R
| - \ e 2 FFER: %, 2 - —
L O (e ] Aes o Ly 10 LTS NFINRRRREN irdil “ > Gv”;;-:y ﬁAI’\vl?SCAPE%BU o g, - <p, X3y
Bl ST 3.6¢.86. 5%l o <% —— < e Ve e S o .
g R e o I — 1 P
FRRL FFH PR PP B e B z - "] =TI
N 2 g
TP " 13 5 ~ &
: 3 i & - TR S ! TEM LANDSCAPE STRU = 15.9M EMWKENS&QE - %, \\ ﬂ“‘%,/ %@@;%' 2o %;% %, (%9/
) o . ” . e : [P Yl & % T T o®
D ow, o % Hgeg, (o - e G %anf oy Gl AP SRR — g Y i . n 'y %,
|| * |, LANDSGAREAREA 2, 5 [ a = [ ’@@%@ o e oy ) — - % - . - o
EN Sb% | g @(%ﬁ 2, d = - S "3}\5\ s, < sp P, -/@— : RACE _ oy {.%} & ii:.;
7 d < G 'z .
¥ | ‘ﬁ(%( % < % o\ 3 = = LANDSCAPED BOULEVARE 40, _ L -T 0 g{\
‘ . ; [ y* 2.0M PUBLIC SIDEWALK® \ %, Y
| g %, | % R < 4 1 ] ™ %
%8 L4500 . ’ g, PED o p— 0 3 \ , | !
N o 3 Yo / M= - r(—-\g 0] g t] | ‘ | | _l'
- Z== —— - @ T ™TT ™—TT T T T—%t 1=
== —_ T, =] H L 1
’ 5 35 ) o A = R A i s i BUILIING 'A' i i oo
o —= STALL: I YE T | i | 7300 3000 L rhepebn L L
I | N % 53 T PED A 11 L 3 STOREY 1 ] a, kb,
[ 43 B = * I LI_} ne | SSSUILIING ‘B! L STACKED BACKTOHACK —— || 1 "Q A .
& 3 ) 1 I LG TR [ CONDOMINIUME- & | %4
Zz o 1 . L z o 5
E £ ' 27 iy 3 STPREY i I 28 dnits (E 88 | : = ’
" o R =S RE I 2 [ UKEDBACK TOHACK | g | | SER ! : el
k % —— 1 I g CONDOMINIUM| I 1 B I 2d I \ . »
ROAD, WIDENING * oscare - ]! Z | ' ge | -
— —— — . < =] LOJ | E %
%\@5.36 s = A2 4500 = : I ‘ X ﬁ ) COURFYARD @ ®, II -
—= 2 |
2,426 sq.ft ==J Gl 3 | z
—_ J }_‘O ~ l\ifnog‘i 1.8M WALKWAY e L‘NE OF. sw"'r_ll % v %
: &, I 3% IRREAN 0 40 PARKING eyl 2 ? a o,
| T e DRV R TANGE e e B | 'JI\ = g 3, %
AREA ; 1
o 4 s
% / I ] g rem
U s G o WAL &\ | 7\ \ 1l
- | i = DA
[ o o,
| | TN o (R i E g 29 :
- - % x<o
' : ud 2o 0N N i le 88538
Yo § ) \F \28Ea8\\¢ LX) 8 EEES 2,
v NG o982 \\2 N 8z %
[ o =l . \ B’\ﬂ“‘D \ \5023 4
- \ mow%’:ﬂ 3 0 zZ="\%
& . (@)
%, ‘ o - ﬁDMOUNT 14 SHORT TER! \ \‘\\ 5000 \ p ST \ &
3 >3 — TRANSFORMER |\ \ A \ W MIN M ! E
| | ——A4sT [0) \
\ | \ 2 oG - \ cO s
—TT T T T T T T \ D \ 20 UNITS |
\ OrOSED - \ \ m3e0 :
> 3d07s o) PR 3\ INTAKE
“\Q I 3 e 10 . \y STQRE\\Y’G@C \ SHAFT 1
— —_ _ _BUIEDINGD! - — ASHACK{ \
K S PROPOSEDS  (3swensy) . < ACKED UM 3000
b3 Lrse ———"{STA OMXN \
. e T T e o R e _ T
“@ @VHE‘?SV %, STACKED BACK TO BACK™ \ 340
N % %, ] , - CONDOMINIUM ' ! Z
Q b 5 28UNITS a
N % % 3 & &
Yo, - - - eSS z \@& H\%
v Z 7
o ___\r, ___‘_—‘______ “once AN ‘g’p 5 —
& LINE OF o v ~ - N _
é o UNDERGROUND o - — . . ey °
£ % PARKING _ osn, < Py
£ . X T - ) , %‘//gz % LI 24018 %, %%ZﬂVd N
% 2 5777 “ P ” % 5108 3FauONOD %%, " Ca
' K ARNAD . O g@%%/ _ — S 2;_ 20V % 5 / [EIN o . - P ¢
% < 14540, L iz % / B W 59 7 %o Y o @, . T, MIZ.60.95N MIZE0IVN
N % < © N 5 P i) % — e — R —
< 3 NOTE: - % 3 « L) -~ N % %, . B 4 5 e o
‘& > AREA TO BE REMOVED KROM BUFFER~ 137.81 12 3 iﬁasl;f_ =, e - o Bz, oy - o S, 260 %
——"—.__ AREATO BE ADDED TO BUFFER = 142.17 ME O s Pl v ‘o S® 30008 % %3%, / . ™ o %%
“QVERALL CHANGE IN BUFFER 436 M2 ‘ 2 0 i K
b 5 o)

‘ %,
| o5

% VALEEYL
| % 4,042.66 sq.m.

%, | Gswwn 43,515 sq.ft.
e e TOTAL (GROSS)SITE AREA
: Ag-;; M.SG¥.22.8 I TE/(O_ 1 8,53] 37 sq.m.
%\%} %, o %, -I 99,470 Sq-fi- 20 De Boers Drive, Toronto, Ontario, M3J OH1

T(416) 665-6060, F(416) 665-1234, www.kirkorarchitects.com




ENVIRONMENTAL

Attachment B




Hobby Hobbyc Q,

Streetsville Bowlo ot S 22
¥ RO

ZAD Restaurant & Cafe

25M SETBACK TO RAIL LINE | e

EgéfamP.Eﬁﬁ'fﬁ?%&iﬁl“&iééiéBfééii?gBY //”“\\ 0.00 sg.m.
— ~— 7~ 2 Streets)
34 7 j PROF _349 > ALL 350 /7 N PROPOSED CRASH( WAL \ 390 O s g. 1.

Secondary School

!\ 389 \ /

/ \

346 348

345 | sl - UFFER “
) LANDSCAPE B )
I l \E AL 6.ll,|ll1,lll|\!\lllll‘1\% |3388 - _ KEYMAP ) e
Al g e RGP ERTY o —
1 ) L \387 . - o . ~< LEGEND
R=r= v EXTENSION— - S
SRAL 1 ARRRRRS AL . i X 7N . . .
i1 353 | R EE T ' ( | Tree with Preservation Potential
. 343 - PL\&\C SIR [396 7 36 \ //
| RAVP N —
EA 384 e
344 LANDSCAPE AR — A1l EVARD i

— /N ANDSCAPE
// 468 A@JGQ‘)L/ZO 382 NALK E _ Wﬂ‘r\

K .
w
©
S

—

L‘ Tree for Removal
/

338 / N \
: 4 ~
qy ~ — 373 \397 /[ ButlLiiNG
N o) — o % 379 UILDI L \
v 2 pa— . N LR | 1/, T erepesSED . 1678 Tree tag
339 4 3 WEL _‘ H l 8 SHORT" 370 380 L e 378 7, p N St EY H F _-1
N l N / \/ / TYFHEINL.
( il 1 374 X ; )/ BN ! /18 (DB T( — ~_ /—Tree Crown
\) 0 EANDSCAPE 3 i F Jg'B v TC 393 9 4
\ AREA = \ p 2 i
- | s 0 =22 377 EY () N T z = (
Zz ap? ! i 366 369 NERAYA | 3927 E R | = = \ ini '
341 = 355 - W - 376 i CK : & = Minimum Tree Protection Zone
/ \ .
am O 342 . DT e - - LINIUM o (1% 3 Tree Location
7 ox T E 4 / = 4 & / 'Lﬂ(wlNlTs 394 | Lojer | L
| Lgig3: 75 nis v 225 RIS 374° o i = :
ROAD WI DENING I EExn&E” ANDSGAPE \ ' { el « X ) —373 | | l T T % e A =m m mue Tree Hoarding Fence
ﬂ 2 " E ] 19 d N ARC = NER 379 - TOWER || TERRACE PLANTER a3
Z J ) L b = COURTYARD 1.8M WALKWAY 7 Re) E—
0.00 sgyrm. & il LI /) /g \—-I—g_m T PLANTER AT ARA AU AR R SR (éz Property Boundary
L B - l b / N d :,:':.:.:':.'o'v'v'o'v"'t v':':':':':': LR ,$< >
O S(d. f - - z [ N 4 N - 371 — . Sl e : B TN Z
q S . ~ R A AT 462 8M WALKWAY H _ el : e ‘;S;ys;s;gggggsﬁ,‘, C
@) / [ — J, I - o — ~— RASOCOBROCON . T AV 55 \'g‘s;ﬁg%g§§§g§§§§§%§g§i§$>$:;$ >
A J , BO0% 0 OEMIEIEE N RN PR IO ININININININESI= 7 PN 2
) ’ OO0 OO SIS R A R A R A A A A A AN
— < YO CY 7. N - - - ST R 'sl‘l‘l‘l\l\I\Ig'\'\,\,Q,Q,\,\,\,\,Q,
e Y AT e X, 2 A A A N A A S N RN
I l AKX VLY B | [-0F8E L AR PO s RSO A A A A N I A A AR SRS
~~~~~~~ W e e e e, e ~ N \$\¢‘ PR 's'\’\’\’\"'\'\'} SR
St 362 g ommn ~ ey Wit e
Ry /365 iR 459 - T e e RIS o s
-, | LT o R X ¥ )‘g',g 3"‘,"7 R '\’\’\ PNAS .
) .\Q' . QR §$§$§$§' NP ¥ "’,\,‘,& SRARRLL
H— \PAV LW -\ o AR RIRRAA ETNININTINININ: R
3637% e (T ot - S i s
5 z [338Kss SR e s
P = || Jower N T s AN S e
COURTYARD NG R S 456 §;$$§$§$§$§,§$§$ N
= - =3 . B JASBNERN AR
-.\\ \F e — 2 R AR OO Rt s§§£§¢}'s,c
J s \ f< N[ o . 'f / PV ARSI
_ \ ] g 1 » | i 1 == — h A E 4 e
T 469 BOULEQ L % // XHAUS" 45 I P 1 ﬂST @ g Y ‘[%"/399
— NN R o N // SHAT 464 / \ A4 1 v4
2.0M PUBLIC| SIDEWALK NOPARSEE; " ' — £ —
jHORP TERM BIKE
STALLS 3 H I/T I .
TRAN L Usaivias HH" .“. H!‘ m, H“ .“. H “ \ | g ) AN Notes: Scale shown is for an 36" x 24" page.
""“!“!“' “‘!““!“-!“ | —— 44 8B \ 4 5 O ls?—[]ﬁ‘l? ‘ \\\ For illustrative purposes. Do not scale
BAvLIGHT ——=~ AT A | A \F\N(?‘SE%?JF N° | REVISIONS DATE: BY:
SN C/W 2-1.5M'W ; “‘ N\
TRIANGLE // \\ U_J ,f NN + L | l 449 A 000sqm A\ 5
m | A \ = T 1{ 7z 490 L0 sq.ft. ,
m\\ / PR ED > —
( | \ A J GIAP> e =l Z 491 4 | Revised Site Plan 2020/07/24 DW
7 vz 0.00 3 | Revised Grading PI
\\ : /l gk~ eih BlACH TO RACK 7 100 89 evised Grading Plan 2019/06/20 DW
/ _ W L 2 | Revised 2019/06/19 DW
467 A 4 447 DOM 400 /> — 493 1 | Revised 2018/04/16 bW
<= 46 28|UNT D-6 D-7 7 e 488 4 AN T SCALE
D-1 6 D-3 D-4 l. D-5 Ij—:—ﬁj:i/ 7 ' p N /
s B4 ] P ] ] ] L — e 1:300 — S—
Wood Posts/T-Bar supports firmly }/\\ \\ :/f T/\> 38rm x 89mm (24" ) / ) 0 5 10 20m
. - ] A 3 /- - o
secured into undisturbed subgrade \/{’1 0 St Top & Bottom Rail 4 7 1 LINE OF
A P -
12mm>x 1.2m x 2 4m (112 x8)—=//] [0 e UNDERGEOUND e /s NORTH ARROW SEAL
Plywood boards "\“"'\‘ o 8cm (3") Clearance RERY I S
secured firmly to % / — B B | o Y
Wood Posts /T-Bar supports N ~ZLL/ 7
= = = = Existing Grade 47 2 [ J W S : iz
S 470 NOTE: -
£ 473 AREA TO BE REMOVED FROM BUFFER = 137.81 M2
- rr————L/ndisturbeg AREA TO BE ADDED TO BUFFER = 142.17 M2
Sikgace P OVERALL CHANGE IN BUFFER — 436M2 ®
4 74 DAN WESTERHOF
#ON-1536A
l, ,‘1 2.0m (6" 8”") maximum
spacing between post ¢ )
=
=—
x
=
y
ENVIRONMENTAL
GUELPH OFFICE T) 519.826.0419
373 WOOLWICH ST, 519.826.9306
Metal T-Bar GUELPH, ON N1H 3W4 www.beaconenviro.com
g Supports CLIENT
= . {38rmm x 89mm) 2"x 4"
| Plastic Safety Top & Bottom Rail :
" NYX CAPITAL CORP.
Existing Grade
= PROJECT
3
‘gl 4—— lndisturbed 7
. 91 & 57 TANNERY STREET
GENERAL NOTES: :
1.  This plan is to be read in conjunction with the arborist report prepared by Beacon M ISS I SSAU GA
NOTES: 2. Any ambiguity in this drawing or accompanying details is to be reported to the project Arborist from Beacon Environmental. Contractor is not to proceed in uncertainty
1. Hoarding details to be determined following initial site inspection. and is to understand the project fully before commencing work. SHEETTITLE TRE E I NVE N TO RY
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