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PLANNING & DEVELOPMENT COMMITTEE – SEPTEMBER 3, 2013 
 
 
CALL TO ORDER 
 
 
DECLARATIONS OF (DIRECT OR INDIRECT) PECUNIARY INTEREST 
 
 
MATTERS TO BE CONSIDERED 
 
1. Sign Variance Applications – Sign By-law 0054-2002, as amended 

File: BL.03-SIG (2013)  
 
 
2. Proposed Expansion to the Streetsville Business Improvement Area (BIA)  
 (Ward 11) 

File:  CD.05.STR (Streetsville BIA) 
 
 
3. SUPPLEMENTARY REPORT 
 Official Plan Amendment and Rezoning Applications to permit retail commercial 

and office uses fronting Lakeshore Road East, condominium apartment and 
townhouse dwellings to the rear and public green space bordering Cooksville 
Creek, 447, 453, 501, 505 Lakeshore Road East and 1021, 1027, 1077 Enola 
Avenue, Northeast corner of Lakeshore Road East and Enola Avenue 

 Owner:  501 Lakeshore Inc., Trinity Properties Lakeshore Inc. and 1716336 
Ontario Inc. 

 Applicant:  Korsiak and Company Inc., Bill 51, (Ward 1) 
 File: OZ 11/017 W1 
 

 
ADJOURNMENT 
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DATE: 

TO: 

FROM: 

SUBJECT: 

Corporate 
Report 

August 13, 2013 

Clerk's Files 

Originator's 

Files BL.03-SIG (2013) 

Chair and Members of Planning and Development Committee 

Meeting Date: September 3, 2013 

Edward R. Sajecki 

Commissioner of Planning and Building 

Sign By-law 0054-2002, as amended 
Sign Variance Applications 

RECOMMENDATIONS: That the Report dated August 13,2013 from the Commissioner of 
Planning and Building regarding Sign By-law 0054-2002, as 

amended, and the requested eleven (11) Sign Variance Applications 

described in Appendices 1 to 11 to the Report, be adopted in 
accordance with the following: 

1. That the following Sign Variances be granted: 

(a) Sign Variance Application 13-04053 
Ward 1 

Costco Wholesale 

1570 Dundas St. E. 

To permit the following: 

(i) One (1) fascia sign attached to the south building 

elevation which does not face a street or contain the 
main entrance for the public. 

(b) Sign Variance Application 13-03672 

Ward3 

925 Rathburn Rd. E. 
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To permit the following: 

BL.03-SIG (2013) 
August 13, 2013 

(i) A second ground sign fronting Rathburn Rd. E. 

(c) Sign Variance Application 13-049S8 

Ward4 

Hudson's Bay 

1 00 City Centre Dr. 

To permit the following: 

(i) One ( 1) fascia sign not located on the exterior wall 

forming part of the unit occupied by the business. 

(d) Sign Variance Application 13-0480S 

WardS 

Rex all 

S96S Coopers Ave. 

To permit the following: 

(i) One ( 1) ground sign located in the side yard of a lot 

located adjacent to a Provincial Highway. 

(e) Sign Variance Application 13-04187 

WardS 

Prologis 

200 Courtneypark Dr. W. 

To permit the following: 

(i) Two (2) directional signs to have a sign area of2.3S 

sq. m. (2S.31 sq. ft.) and a height of2.43m (8.0 ft.). 

(f) Sign Variance Application 13-04182 

WardS 

Prologis 

42S Courtneypark Dr. W. 

To permit the following: 
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BL.03-SIG (2013) 

August 13, 2013 

(i) A directional sign to have a sign area of2.79 sq. 

m. (30.0 sq. ft.) and a height of 2.44m (8.0 ft.). 

(g) Sign Variance Application 13-04184 

WardS 

Prologis 

450 Courtneypark Dr. W. 

To permit the following: 

(i) Two (2) directional signs to have a sign area of 

2.79 sq. m. (30.0 sq. ft.) and a height of2.44m 

(8.0 ft.). 

(h) Sign Variance Application 13-04176 

Ward9 

Prologis 

6580 Millcreek Dr. 

To permit the following: 

(i) A directional sign to have a sign area of 1.09 sq. 

m. (11.78 sq. ft.) and a height of2.13m (7.0 ft.). 

2. That the following Sign Variance not be granted: 

(a) Sign Variance Application 09-05943 

Ward6 

Hwy-Law Legal Services 

914 Burnham thorpe Rd. W. 

To permit the following: 

(i) One ( 1) fascia sign attached to the rear of the 

building that does not face a street or contain the 

main entrance for the public. 
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BL.03-SIG (2013) 

August 13, 2013 

BACKGROUND: 

COMMENTS: 

(ii) One (1) fascia sign erected on the second storey 
of the building. 

(b) Sign Variance Application 13-03917 
Ward 11 

King Mill Streetsville 

190 Rutledge Rd. 

To permit the following: 

(i) Nine (9) construction site signs fronting the 
railway tracks. 

(ii) Construction signs erected on the property with a 
total sign area equal to 133.59 sq. m. (1438 sq. 
ft.). 

(c) Sign Variance Application 13-04399 

Ward 11 
King Mill Streetsville 

57 Tannery St. 

To permit the following: 

(i) One (1) sign not expressly permitted. 

The Municipal Act states that Council may, upon the application of 

any person, authorize minor variances from the Sign By-law if in the 
opinion of Council the general intent and purpose of the By-law is 
maintained. 

The Planning and Building Department has received eleven (11) 

Sign Variance Applications (see Appendices 1 to 11) for approval by 
Council. The application is accompanied by a summary page 

prepared by the Planning and Building Department which includes 

information pertaining to the site location; the applicant's proposal; 

the variance required; an assessment of the merits (or otherwise) of 
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BL.03-SIG (2013) 

August 13, 2013 

FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

the application; and a recommendation on whether the variance 

should or should not be granted. 

Not applicable. 

Council may authorize minor variances from Sign By-law 0054-
2002, as amended, if in the opinion of Council, the general intent 
and purpose of the By-law is maintained. Sign By-law 0054-2002, 

as amended, was passed pursuant to the Municipal Act. In this 
respect, there is no process to appeal the decision of Council to the 
Ontario Municipal Board, as in a development application under the 

Planning Act. 

Costco Wholesale 
Appendix 1-1 to 1-7 

Tomken Plaza 
Appendix 2-1 to 2-7 

Hudson's Bay 
Appendix 3-1 to 3-6 

Rex all 
Appendix 4-1 to 4-6 

Prologis 

Appendix 5-1 to 5-6 

Prologis 

Appendix 6-1 to 6-5 

Prologis 

Appendix 7-1 to 7-5 

Prologis 

Appendix 8-1 to 8-5 
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Hwy-Law Legal Services 

Appendix 9-1 to 9-8 

King Mill Streetsville 

Appendix 1 0-1 to 10-9 

King Mill Streetsville 

Appendix 11-1 to 11-6 

Edward R. Sajecki 

Commissioner of Planning and Building 

BL.03-SIG (2013) 
August 13, 2013 

Prepared By: Darren Bryan, Supervisor Sign Unit 4 
K:\pbdivision\WPDATA\PDC-Signs\2013 PDC Signs\Sept03_13signvariance.doc 
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SIGN VARIANCE APPLICATION REPORT 
Planning and Building Department 

August 13, 2013 

FILE: 13-04053 

RE: Costco Wholesale 
1570 Dundas Street East - Ward 1 

APPENDIX 1-1 

The applicant requests the following variance to section 13 of Sign By-law 0054-2002, as 
amended. 

Section 13 Proposed 
A fascia sign must be attached to a building One ( 1) fascia sign attached to the south 
elevation which faces a street or contains the building elevation which does not face a street 
main entrance for the public. or contain the main entrance for the public. 

COMMENTS: 

The proposed fascia sign is on the south side of the building which faces the adjacent Dixie GO 

Station. The size of the proposed fascia sign is less than what would be permitted if it faced their 

own parking lot or driveway. The Planning and Building Department therefore finds the 
variance acceptable from a design perspective. 

K:\pbdivision\WPDATA\PDC-Signs\2013 PDC Signs\13-04053\01- REPORT.doc 



April 24, 2013 

Mr. Jeffery Grech 
Sign Plan Examiner 
City of Mississauga, Ontario 
Planning and Building Department, Sign Unit 
300 City Centre Drive 
Mississauga, ON L5B 3C1 

Re: Costco - Central Mississauga, ON 
1570 Dundas St. East 
Mississauga, ON L4X 1 L4 
MG2 Project Number: 09-0201-01 

APPENDIX 1-2 

Subject: SGNBLD 13 4053 Costco Sign Variance for Fascia Sign on South Elevation 

Dear Mr. Grech: 

Good day to you. This letter is in reference to Sign By-Law Plan Examiner Comment #2 for the Fascia Sign 
Application Number 13 4053. The comment as stated is: 

Please be advised that the proposed fascia sign on the rear elevation does not comply with the 
Sign By-law (not located on a building fa~ade). Revise the drawing to comply with the By-law or 
apply for the sign variance process. 

We are submitting this letter as part of the sign variance request for having a sign on the south fa~ade of 
the warehouse as it appears it does not fall under the definition of "building fa~ade" as defined by The Sign 
By-Law 54-02. This definition notes that a "building fa~ade" means an exterior building wall facing a street 
and any other building wall which does not face a street, but which the main entrance for the public is 
located. Also defined within the By-Law is a "street" meaning any public highway, but does not include a 
Provincial highway. 

Our rational for our request is as follows: 
• The Urban Design Staff has approved the elevations, while they are not the approval authority for 

signage; they did determine that the signage as depicted is visually appropriate for the building 
and site. 

1
425.463.2000 

425.463.2002 

1110 112TH AVENUE NE I SUITE 500 I BELLEVUE, WA I 98004 

MulvannyG2.com 



Costco ~Central Mississauga, ON 
April 24, 2013 
Page 2 of 2 

APPENDIX 1-3 

• The sign as shown is consistent with the other signs on the warehouse in both style and size and 
at 5.7% of the building fagade to which it is attached is under the 20% maximum allowed by The 
Sign By-Law for sign coverage. 

• Per Sub-Section 5 of Section 17 of The Sign By-Law, it states that "where a building is located in a 
commercial or industrial zone on a lot that is adjacent to the Provincial highway, the Provincial 
highway shall be considered a street for the purposes of permitting a fascia sign in compliance 
with this By-Law." We contend that the fagade in question complies with this section of By-Law 
because it faces a GO Transit rail line, which, while not a Provincial highway, is a regional public 
transit service line carrying thousands of passengers much the same way as a highway. 
Therefore, since signage is permitted facing a Provincial highway, it is our opinion that a rail line is 
-equivalent in terms of visibility. 

• City of Mississauga Official Plan Policy 9.5.3.1 states that "Buildings will be designed to create a 
sense of identity through the site layout, massing, forms, orientation, scale, architectural features, 
landscaping and signage." Costco's moniker not only serves as a business name but also its logo 
and therefore its signage is a key corporate identifier for not only the company, but the signature 
buildings with the red stripe that people use to orient themselves in an area creating a sense of 
identity. 

• In addition, Policy 9.5.7.1 of the City of Mississauga Official Plan, notes the following items that 
should be achieved through signage: orient people as they move through the City, identify 
business and services, promote and enhance an area's character; and identify significant sites, 
community uses, destinations and landmarks. The sign in question satisfies all these requirements 
because Costco tends to be a landmark and draw facility for both local and regional travelers. It's 
a regional business, and its proximity to the GO Milton Line make it advantageous to have a sign 
on that side as it's the most visible face of the warehouse. 

Therefore, it is our professional opinion that Costco should be permitted to include a fascia sign on the 
warehouse fagade facing the GO Transit rail line as it is in keeping with the intent and purposes of the 
Mississa_uga Sign By-Law and the signage policies of the Mississauga Official Plan. 

Should you require any additional information regarding this matter, please contact Kendall Williams at 
425.463.1252. Thank you. 

Sincerely, 

MulvannyG2 Architecture Corporation 

MCS/kaw 
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MISSISSAUGA 

SIGN VARIANCE APPLICATION REPORT 
Planning and Building Department 

August 13, 2013 

FILE: 13-03672 

RE: Tomken Plaza 
925 Rathburn Road East - Ward 3 

APPENDIX 2-1 

The applicant requests the following variance to section 13 of Sign By-law 0054-2002, as 
amended. 

Section 13 Proposed 

One (1) ground sign is permitted for each A second ground sign fronting Rathburn Road 

street line. East. 

COMMENTS: 

The proposed sign is located on the comer of Rathburn Road East and Tomken Road. This sign 

is designed as a feature wall and located to act as an identifier for the plaza. This sign does not 

have a negative impact on the aesthetics of the streetscape, does not include tenant information, 

and does not duplicate information included on existing ground signs along Rathburn Road East. 

The Planning and Building Department therefore finds the variance acceptable from a design 

perspective. 

k: \pbdivision\wpdata\pdc-signs\2013 pdc signs\13-03672\01- report. doc 



APPENDIX 2-2 

1140 BLAIR ROAD BURLINGTON ONTARIO, L?M 1 K9 
~~~~~----~----------·"· 

City of Mississauga 
300 City Centre Drive 
Mississauga, ON 
L5B 3C1 

ph: 905-335-6664 fx: 905-335-2712 
e-mail: info@jonesneonsigns.com 

Date: May 7, 2013 

Re: Sign Variance Application for a Third Ground Sign at 925 Rathburn Rd E 

On behalf of First Capital Asset Management, we request your consideration and 
approval to allow a third ground sign to be installed at the corner of the property 
at Rathburn Rd E and Tomken Rd. 

This third ground sign is to replace the existing ground sign. We believe this 
proposed sign is more visually appealing not only for the property, but for the 
community as well. This proposed ground sign allows for easy identification of 
the property's address for vehicular traffic, thus improving public safety. 

We feel the property is large enough to house a third ground sign and would also 
not affect the community or the city of Mississauga in any negative fashion. The 
sign is quite small compared to the size of the property & the other two existing 
ground signs. 

If you require anything further or have any questions or concerns, please don't 
hesitate to contact me. 

Phone: (905) 335-6664 
Fax: (905) 335-2712 
Email: christina@jonesneonsigns.com 

www.jonesneonsigns.com 

~jonesneons~n&com 

!J.!J:Jl} !J !:!J;jJ:!JJJ J ~]£) J J~J~~ 
; ~::.1 !)j;'; !::11 J~J!J:J 

Established 1941 
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MISSISSAUGA 

SIGN VARIANCE APPLICATION REPORT 
Planning and Building Department 

August 13, 2013 

FILE: 13-04958 

RE: Hudson's Bay 
100 City Centre Drive- Ward-4 

APPENDIX 3-1 

The applicant requests the following variance to section 4(10) of Sign By-law 0054-2002, as 
amended. 

Section 4(1 0) Proposed 

A fascia must be located on an exterior wall One ( 1) fascia sign not located on the exterior 
forming part of the unit. wall forming part of the unit occupied by the 

business. 

COMMENTS: 

The proposed fascia sign is to replace an existing fascia sign in the same location. The sign is 
being replaced to identify the change in company branding from "The Bay" to "Hudson's Bay". 

The Planning and Building Department, therefore, has no objection to the requested variance. 

k:\pbdivision\wpdata\pdc-signs\2013 pdc signs\13-04958\01- report.doc 



APPENDIX 3-2 

1140 BLAIR 
BURLINGTON ONTARIO, L7M 1 K9 
ph: 905-335-6664 fx: 905-335-2712 
e-mail: info@jonesneonsigns.com 
web site: www.jonesneonsigns.com 

----·---------------------------Established 

City of Mississauga 
300 City Centre Drive 
Mississauga, ON 
L5B 3Cl 

May 15, 2013 

Re: Sign Variance Application for a Hudson's Bay Sign at 100 City Centre Drive (on the South 
side of parking garage) 

On behalf of Hudson's Bay Company & Oxford Properties Group please consider the attached 
sign variance application for approval to allow the installation of one (1) illuminated fascia wall 
sign on the South side of the parking garage located at 100 City Centre Drive (Square One). The 
illuminated wall sign is being proposed to be erected on the parking garage as this proposed 
contains the new logo for Hudson's and would like to the existing vvith 
the old logo which is currently installed on the parking garage. 

Hudson's Bay Company is rebranding "The Bay''. The existing logo of yellow letters reading 
"The Bay" will now be black lettering reading "Hudson's Bay" (this can be seen in the drawings 
submitted for the variance application). Their Square One location is one of the first store 
locations to be rebranded and part of this is replacing all existing sigt1age. We would simply like 
to take down the old signage and replace it with new signage. 

The new signage we are proposing has a smaller sign area than the current signage installed. The 
proposed Hudson's Bay sign has a sign area of 10.39sm (117.74sf) while the existing "The Bay" 
signage installed on the parking garage has a sign area of 15.71 sm ( 169 .12sf). We believe the 
new sigr1age being smaller than the existing will be less noticeable to the public therefore helping 
public safety. The proposed sign having a smaller area than the existing also means we are well 
under the allowed sign area as specified in the sign by-law. 

We thank you for your time and consideration. 

Regards, 

Phone: (905) 335-6664 
Fax: (905) 335-2712 
Email: chrlstina@jonesneonsigns.com 
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Planning and Building 
Sign Unit 

100 City Centre Drive 
File # 13-04958 

Hudson's Bay - Square One 
SCALE FOR REDUCED DRAWINGS 
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EXTERIOR SOUTH SIDE ON PARKING GARAGE ELEVATION 

169'-0"± 51.51m 44'-2" 13.4m 

PROVIDE ONE (1) NEW SET OF HALO ILLUMINATED LETTERS 

CUT OUT .125" thick ALUMINUM FACES, PAINTED BLACK 
3" DEEP .125" thick ALUMINUM RETURNS, PAINTED BLACK 
3/8" thick CLEAR ACRYLIC BACKS 
ILLUMINATED BY WHITE LEOS 
SECURE LETTERS 2%" OFF EXISTING WALL 

SEE DETAIL DRAWING FOR SPECIFICATIONS 

Sign Area Used: 117.74 sf. (10.93 sm.) 
Weight: 420 lbs. 
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Appendix I-7 Page 1 

501 Lakeshore Inc. et. al. File: OZ 11/017 Wl 

Agency Comments 

The following is a summary of comments from agencies and departments regarding the 

applications. 

Agency I Comment Date Comment 

Region of Peel Comments detailed Regional servicing facilities in the vicinity 
(March 1, 2013) of the site, acknowledged revision requirements to the 

Functional Servicing Report (FSR) necessary prior to the 
preparation of a Supplementary Report and garbage collection 
and agreement requirements. 

In addition, comments advised that additional easement 
requirements for access and servicing connections for the 
Beechwood Pumping Station will be forthcoming upon 
finalization ofbuilding design and placement. 

Dufferin-Peel Catholic Both School Boards responded that they are satisfied with the 
District School Board and current provision of educational facilities for the catchment 
the Peel District School area and, as such, the school accommodation condition as 
Board required by City ofMississauga Council Resolution 152-98 
(March 1, 2013) pertaining to satisfactory arrangements regarding the adequate 

provision and distribution of educational facilities need not be 
applied for these development applications. 

In addition, if approved, both School Boards also require that 
warning clauses with respect to temporary school and 
transportation arrangements be included in any Agreements of 
Purchase and Sale and the Development and/or Servicing 
Agreements. 

Credit Valley Conservation The subjeCt lands contain a portion of the Cooksville Creek 
(February 6, 2013) corridor and are subject to Credit Valley Conservation's 

(CVC's) Development, Interference with Wetlands, and 
Alterations to Shorelines and Watercourses Regulation-
Ontario Regulation 160/06. As such, a permit from CVC is 
required prior to any development occurring within the 
Regulated Area on the site. 

eve staff is satisfied with the feasibility of the proposed 
works associated with the modifications to the valley corridor 
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File: OZ 11/017 W1 

Comment 

consistent with the recommendations of the "Special Policy 
Area Study For The Cooksville Creek Floodplain" (prepared 
for the City ofMississauga, April2003). Accordingly, CVC 
staff recommends the applicant be required to enter into a 
development and/or servicing agreement which include 
provisions pertaining to the following: 

1. Appropriate Official Plan and Zoning By-law designations 
of the creek corridor; 

2. Dedication of the creek corridor to the City; 
3. Restoration ofvalley corridor, including the removal of the 

existing bridge and restoration and enhancement of the 
valley corridor; 

4. Detailed plans related to stormwater management, grading 
(including proposed cut-fill and valleyland grading), 
landscape restoration, and erosion and sediment control 
measures; 

5. Confirmation of the stability of the proposed flood control 
landform from a qualified geotechnical engineer; and 

6. Confirmation that the portions of the subject property 
proposed for development have been removed from the 
flood and/or erosion hazard associated with Cooksville 
Creek. This provision should be required prior to fmal 
by-law enactment, implemented through a holding 
provision or other measure as deemed appropriate by the 
City. 

It is anticipated that the eve permitting process will be 
implemented in two phases. The first phase will deal with the 
works necessary to remove portions of the property proposed 
for development out of the hazards, in an effort to fulfill item 
no. 6 above. The second phase will deal with permitting the 
works associated with table land grading and construction of 
any buildings or structures within the Regulated Area, outside 
of the valley corridor. Works associated with the removal of 
the bridge and restoration, enhancement or site remediation of 
the valley corridor may be implemented through either phase 
of the permitting process as appropriate. 

A Risk Assessment approach to the existing soil and ground 
water contamination is being pursued and that a recent 
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(March 1, 2013) 
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Comment 

resubmissionwas provided to the Ministry of Environment. 
Materials reviewed to date indicate that contamination may 
have entered the adjacent eve lands to the east. eve staff 
request that all supporting materials be provided to eve staff 
for review and additional comments under separate cover may 
be provided. 

Future residents of the proposal will receive park service at the 
Adamson Estate (P-169), which is located approximately 
275m (902ft.) from the subject site and contains recreational 
trails that form part of the City's waterfront trail network. 
Spruce Park (P-029) is located approximately 390m (1 ,279 ft.) 
from the subject property and contains basketball hoops, a play 
set and recreational trails. ·Both facilities provide public 
parking as well. 

In the event that the applications are approved, the Community 
Services Department - Park Planning note the following 
conditions: 

Prior to By-Law Enactment, the lands below the Regional 
Storm floodplain, or within the stability and/or erosion 
component of the valley slope, whichever is greater, shall be 
deeded gratuitously to the City as greenbelt and shall be 
appropriately zoned. The Risk Assessment Addendum 
submitted by the applicant states the existence of contaminants 
on site and recommends several monitoring responsibilities 
that the City would be responsible for as a condition of the 
aforementioned gratuitous land dedication. Prior to accepting 
ownership of lands below the Regional Storm Floodplain, 
remediation procedures and resulting site conditions must be to 
the satisfaction of the City's Community Services Department 
and Transportation and W arks Department. Community 
Services is not prepared to take on monitoring responsibilities 
as outlined in the Risk Assessment Addendum. Further, the 
applicant is required to submit a Greenbelt Restoration Plan 
that will include greenbelt grading details, a rehabiiitation plan, 
a tree inventory and preservation plan and address the removal 
of any encumbrances and any related underground 
infrastructure. Securities will be required for the reinstatement 
of the Greenbelt lands. 
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y I Comment Date Comment 

Prior to the issuance of building permits for each lot or block 
cash-in-lieu for park or other public recreational purposes is 
required pursuant to Section 42 of the Planning Act (R.S.O. 
1990, c.P. 13, as amended) and m accordance with City's 
Policies and By-laws. 

City Community Services Fire has reviewed the applications from an emergency 
Department- Fire and response perspective and has no concerns; emergency response 
Emergency Services time to the site and water supply available are acceptable. 
Division 
(March 4, 2013) 
City Economic The Economic Development Office advised they have no 
Development Office comments or concerns from an economic development 
(February 21, 2013) perspective. As such, they have no objection to the continued 

processing of the applications. 

The site is not part of a homogeneous business employment 
area. Rather it can be viewed as an anomaly based on a 
historic manufacturing use within an area now characterized 
primarily as residential in nature with mainsheet retail uses 
along the north and south side of Lakeshore Road East, in 
proximity to this property. The long term economic viability 
of the retained 'business employment' land use designation on 
this property is limited from our perspective. The ability to 
attract either industrial or office commercial uses appear 
limited given the sites location within the City. They are ofthe 
opinion the redesignation of this property to a mixed-use 
development, including retail and office commercial uses, 
would not significantly impact the City's employment base or 
jeopardise or establish a domino effect within other 
employment land areas of the planning district; most notably 
those lands located south of Lakeshore Road East between 
Hydro Road and East Avenue. 

City Transportation and The applicant has also provided Phase 1 and Phase 2 
\Works Department Environmental Site Assessment (ESA) reports and a draft Risk 
(February 7, 2013) Assessment report for review. The Phase 2 ESA has indicated 

that ground water on the site is contaminated with Volatile 
Organic Compounds (VOC's), including vinyl chloride. As 
the site is proposed to change from a less sensitive use to a 
more sensitive use, a Record of Site Condition (RSC) must be 
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Comment 

filed on the Ministry of Environment's (MOE) Environmental 
Registry in accordance with Ontario Regulation 153/04, as 
amended. 

The applicant is proposing to use a Risk Assessment approach 
to deal with the contamination, rather than remediating the site 
and has submitted a draft Risk Assessment report to the MOE. 
The MOE has provided comments to the applicant and an 
Addendum report has recently been submitted for MOE 
review. This process is not likely to conclude in advance of 
the planning process and the MOE's position may not be 
known prior to the preparation of a Supplementary Report. 

It would be preferable to remediate the site rather than to 
utilize a Risk Assessment approach to dealing with the ground 
water contamination on the site. However, the services of an 
outside consulting firm with risk assessment expertise has been 
retained to review the revised Risk Assessment reports and 
assist with understanding the long term implications and 
measures which may be required through the planning review 
process. Additional comments, including necessary 
adjustments to the proposal, may be forthcoming. 

A satisfactory Utility Plan and Streetscape Plan have also been 
requested to determine the feasibility of the proposed 
boulevard works along Lakeshore Road which may also be 
required for PUCC approval. The owner will also be required 
to obtain approval from the eve with respect to cut-fill 
balances and valleyland grading and any floodplain and 
landscape restoration work. In addition, the applicant is to 
provide eve the results of the digital hydraulic assessment to 
confirm the feasibility of the proposed floodplain modification 
works. 

All lands below the established top ofbank or Regional 
Floodline, whichever is greater, shall be deeded gratuitously to 
the City and zoned as greenbelt. Prior to the acceptance of any 
lands, the City of Mississauga requires that all lands dedicated 
to the City meet appropriate MOE standards. 
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Agency I Comment Date Comment 

Canada Post A detailed review of the applications has been completed and 
(March 1, 2013) an easement may be required to service the subject property, 

depending on a review of more detailed applications under the 
Planning Act. 

Canada Post's delivery policy has changed as of January 1, 
2013. There is now a fee per unit for aU addresses assigned to 
mail delivery from their Community Mailboxes. Mailroom 
customers are exempt as their mailboxes are provided by the 
applicants. 

GO Transit (Metrolinx) In addition to outlining detailed revisions to the supporting 
(March 1, 2013) drawings, Environmental Noise Feasibility Study and Railway 

Vibration Analysis, the need for Development Agreement and 
Purchase and Sale Agreement warning clauses are outlined in 
their comments. 

Other City Departments and The following City Departments and external agencies offered 
· External Agencies no objection to these applications provided that all technical 

matters are addressed in a satisfactory manner: 

- Bell Canada 
- Enersource Hydro Mississauga 
- Rogers Cable 
- Credit Valley Hospital 
- Canada Post 

The following City Departments and external agencies were 
circulated the applications but provided no comments: 

- Culture Division 
- Development Services 
- Realty Services 
- Hydro One Networks 
- Conseil Scolaire de District Catholique Centre-Sud 
- Conseil Scolaire de District Centre,Sud-Ouest 
- Enbridge Gas Distribution 
- The Trillium Health Centre 
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School Accommodation 

The Peel District School Board 
The Dufferin-Peel Catholic District School 
Board 

I!) Student Yield: - e Student Yield: 

26 Kindergarten to Grade 6 7 Junior Kindergarten to Grade 8 
14 Grade 7 to Grade 8 6 Grade 9 to Grade 12/0AC 
27 Grade 9 to Grade 12/0AC 

9 School Accommodation: ® School Accommodation: 

Janet I. McDougald Public School St. Dominic 

Enrolment: 525 Enrolment: 293 
Capacity: 580 Capacity: 253 
Portables: 1 Portables: 5 

Allan A. Martin Sr. Public School St. Paul 

Enrolment: 462 Enrolment: 708 
Capacity: 538 Capacity: 807 
Portables: 1 Portables: 0 

Cawthra Park Secondary School 
- ;... ~ 

Enrolment: 1,330 
Capacity: 1,044 
Portables: 6 

* Note: Capacity reflects the Ministry of 
Education rated capacity, not the Board rated 
capacity, resulting in the requirement of 
portables. 
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Relevant Mississauga Official Plan Policies 

Lakeview Local Area Plan 

Section 2.1 - The scale and character of all building and land_scape designs will take into 
consideration the guidelines established in the Lakeshore Road Design Concept. 

Section 4.19 - The lands identified as Special Site 19 are located on the north side ofLakeshore 
Road East west of Cawthra Road and on the east and west sides of Cooksville Creek. 
Notwithstanding the Business Employment and Greenbelt designations of this Plan, the 
following additional policy will apply: 

a. ingress/egress for all new development will be such that emergency vehicular and pedestrian 
movement is not prevented during times of flooding in order that safe access/evacuation is 
ensured. The determination of safe access will be made by the Credit Valley Conservation and 
the City, and will be based on depth and velocity factors. 

Direct Growth 

Section 5 .1. 7 - Mississauga will protect and conserve the character of stable residential 
Neighbourhoods. 

Section 5.3 .5 .1 -Neighbourhoods will not be the focus for intensification and should be regarded 
as stable residential areas where the existing character is to be preserved. 

Section 5.3 .5 .5 - Intensification within Neighbourhoods may be considered where the proposed 
development is compatible in built form and scale to surrounding development, enhances the 
existing or planned development and is consistent with the policies of this Plan. 

Road Network 

Section 8.2.2.5- Additional roads may be identified during the review of development 
applications and the preparation oflocal area plans. The City may require the completion of road 
connections and where appropriate, the creation of a denser road pattern through the construction 
of new roads. 

Section 8.2.2.7- Future additions to the road network should be public roads. Public easements 
may be required where private roads are permitted. 

Build a Desirable Urban Form 

Section 9 .1.3 - Infill and redevelopment within Neighbourhoods will respect the existing planned 
character. 
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Non-Intensification Areas 

. Section 9.2.2- Non-intensification areas will experience limited growth and change; 
consequently, intensive growth will not be directed to them. Non-Intensification Areas consist 
of: 
-Neighbourhoods; 
- Employment Areas; 
- Special Purpose Areas; and 
- Corridors. 

Section 9.2.2.1 -Heights in excess of four storeys will be required to demonstrate that an 
appropriate transition in height and built form that respects the surrounding context will be 
achieved. 

Section 9.2.2.3 -Tall buildings will generally not be permitted. 

Section 9.2.2.4- While new development need not mirror existing development, new 
development in Neighbourhoods will: 
a. respect existing lotting patterns; 
b. respect the continuity of :front, rear and side yard setbacks; 
c. respect the scale and character of the surrounding area; 
d. minimize overshadowing and overlook on adjacent neighbours; 
e. incorporate storm water best management practice; 
f. preserve mature high quality trees and ensure replacement of the tree canopy; and 
g. be designed to respect the existing scale, massing, character and grades of the surrounding 

area. 

Green Systems 

Section 9 .2.3 .1 - Development will be sensitive to the site and ensure that Natural Areas Systems 
are protected, enhanced and restored. 

Public Realm 

Section 9.3.1.4- Development will be designed to: 
a. respect the natural heritage features, such as forests, ridges, valleys, hills, lakes, rivers, streams 
and creeks; 
b. respect cultural heritage features such as designated buildings, landmarks and districts; 
c. accentuate the significant identity of each Character Area, its open spaces, landmarks and 
cultural heritage resources; 
d. achieve a street network that connects to adjacent streets and neighbourhoods at regular 
intervals, wherever possible; e. meet universal design principles; 
f. address new development and open spaces; 
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g. be pedestrian-oriented and scaled and support transit use; 
h. be attractive, safe and walkable; 
i. accommodate a multi-modal transportation system; and 
j. allow common rear laneways or parallel service streets to provide direct access for lots fronting 
arterial roads and major collector roads, when appropriate. 

Section 9.3 .1. 7 - Streetscapes ·will be designed to create a sense of identity through the treatment 
of architectural features, forms, massing, scale, site layout, orientation, landscaping, lighting and 
signage. 

Site Development and Buildings 

Section 9.5 .1 - Context addresses how developments demonstrate compatibility and integration 
with surrounding land uses and vegetation by ensuring that an effective transition in built fonn is 
provided between areas of different development densities and scale, and the protection of 
natural features. 

Section 9.5 .1.2 - Developments should be compatible and provide appropriate transition to 
existing and planned development by having regard for the following elements: 
a. Natural Areas System; 
b. natural hazards (flooding and erosion); 
c. natural and cultural heritage features; 
d. street and block patterns; 
e. the size and configuration of properties along a street, including lot frontages and areas; 
f. continuity and enhancement of streetscapes; 
g. the size and distribution of building mass and height; 
h. front, side and rear yards; 
i. the orientation of buildings, structures and landscapes on a property; 
j. views, sunlight and wind conditions; 
k. the local vernacular and architectural character as represented by the rhythm, textures and 
building materials; 
I. privacy and overlook; and 
m. the function and use of buildings, structures and landscapes. 

Section 9.5.1.5- Developments will provide a transition in building height and form between 
intensification Areas and adjacent Neighbourhoods with lower density and heights. 

Section 9.5 .1.9 - Development proposals will demonstrate compatibility and integration with 
surrounding land uses and the public realm by ensuring that adequate privacy, sunlight and sky 
views are maintained and that micro-climatic conditions are mitigated. 
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Section 9.5.5.2- Above grade parking structures should be screened in such a manner that 
vehicles are not visible from public view and have appropriate directional signage to the 
structure. 

Retail 

Section 10.4 - The primary locations for retail uses will be the Downtown, Major Nodes and 
Community Nodes. Retail uses within these locations will be encouraged to contribute to a 
vibrant, mixed use environment and be developed in combination with residential and office 
uses .... 
Within Neighbourhoods, further retail commercial will be directed to lands designated Mixed 
Use. Retail uses will be encouraged to develop in combination with residential and office uses. 

Section 10.4.1 -Retail uses are encouraged to locate primarily within the Downtown, Major 
Nodes and Community Nodes. 

Section 10.4.5- Retail uses outside the Downtown, Major Nodes and ComrimnityNodes will be 
directed to Corridors and Major Transit Station Areas or in locations as identified in Character 
Area policies or local area plans. 

Section 10.4.6- The dispersion of retail uses beyond designated commercial areas will be 
discouraged. 
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Proposed Zoning Standards 

Base "RA5" Standard 
Proposed "RA5-Exception" 

Standard 

To permit townhouse and Not Permitted Yes 
horizontal multiple· 
dwellings 

Minimum Floor Space 1.9 1.0 
Index- Apartment 
Dwelling Zone 

' 
Maximum Floor Space 2.9 2.0 
Index- Apartment ) 

Dwelling Zone 

Maximum Gross Floor n/a 38 000 m2 (409,042 sq. ft.) 
Area 

Minimum Landscaped 40% of lot area 30% oflot area 
Area 

Minimum Landscaped 4.5 m (14.8 ft.) 2.4 m (7.9 ft.) 
Buffer- measured from 
Greenbelt Zone 

Minimum Landscaped n/a 0.0 m (0 ft.) 
Buffer- measured from 
Commercial Zone 

The lands shall be deemed n/a Yes 
one lot for zoning purposes 

The lot line abutting the n/a Yes 
private road shaH be 
deemed the front lot line 

Exception scheduled n/a Yes 
proposed 
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Base "C4" Standard 
Proposed "C4- Exception" 

Standard 

To permit home furnishing Not Permitted Yes 
store 

Minimum Height- Flat 2 storeys 1 storey 
Roof 

Maximum Height- Flat 12.5 m (41ft.) and 3 storeys 15. 6 m ( 5 1 ft.) 
Roof 

Minimum Landscaped 4.5 m (14.8 ft.) 2.4 m (7.9 ft.) 
Buffer- measured from 
Greenbelt Zone 

Minimum Landscaped 3.0 m (9.8 ft.) 0.0 m (0 ft.) 
Buffer - measured from 
Employment Zone 

Minimum Separation of 60 m (197ft.) 13m (42.7 ft.) 
Restaurant uses to a 
Residential Zone 

Minimum Number of 3 spaces 
Loading Spaces 

Required parking spaces 4.0 3.25 
per 100 m2 (1,076.4 sq. ft.) (Certain uses permitted 
Gross Floor Area-Non in C4 Zone) 
Residential 

The lands shall be deemed n/a Yes 
one lot for zoning purposes 

The lot line abutting the n/a Yes 
private road shall be 
deemed the front lot line 

Exception scheduled n/a Yes 
proposed 
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Recommendation PDC-0022-2013 

PDC-0022-2013 

"(a) That the Report dated March 12, 2013, from the Commissioner of Planning 
and Building regarding the applications to amend the Official Plan from 
'Business Employment', 'Mixed Use' and 'Residential Low Density II' to 
'Mixed Use- Special Site', 'Residential High Density- Special Site' 
and 'Greenbelt' and to change the Zoning from 'E2' (Employment), 'C4' 
(Mainstreet Commercial) and 'R3' (Detached Dwellings Typical Lots) to 
'C4- Exception' (Mainstreet Commercial), 'RA5- Exception' (Apartment 
Dwellings) and 'G 1' (Greenbelt- Natural Hazards) to permit retail 
commercial and office uses fronting Lakeshore Road East, apartment and 
townhouse dwellings to the rear and public green space bordering 
Cooksville Creek under file OZ 111017 W 1, 501 Lakeshore Inc., Trinity 
Properties Lakeshore Inc. and 1716336 Ontario Inc., 447, 453, 501 
Lakeshore Road East and 1021, 1027, 1077 Enola A venue, northeast corner 
of Lakeshore Road East and Enola A venue, be received for information 
with the exception of comments from the Economic Development Office. 

(b) That the following correspondence be received: 

1. Email dated April 2, 2013 from Dave Krentz, Principal, Drivers 
of Change & Green Passport" 
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Appendix S-7, Page 1 

501 Lakeshore Inc. et. al. File: OZ 11/017 W1 

Proposed Zoning Standards - Revised 

Proposed 
Previously 

Base "RA4" Proposed 
Standard 

''RA4-Exception" 
''RAS- Exception'' 

Standard 
Standard 

To permit townhouse Not Permitted Yes Yes 
and horizontal 
multiple dwellings 

Minimum Floor 1.0 1.0 1.0 
Space Index -
Apartment Dwelling 
Zone 

Maximum Floor 1.8 1.4 2.0 
Space Index -
Apartment Dwelling 
Zone 

Maximum Gross n/a 28 000 m2 38 000 m2 

Floor Area (301,399 sq. ft.) (409,042 sq. ft.) 

Minimum 40% of lot area 35% oflot area 30% of lot area 
Landscaped Area 

Minimum 4.5 m (14.8 ft.) 2.5 m (8.2 ft.) 2.4 m (7.9 ft.) 
Landscaped Buffer -
measured from 
Greenbelt Zone 

Minimum 3.0 m (9.8 ft.) 3.0 m (9.8 ft.) 0.0 m (0 ft.) 
Landscaped Buffer -
measured from 
Commercial Zone 

The lands shall be n/a Yes Yes 
deemed one lot for 
zonin~ purposes 

The lot line abutting n/a Yes Yes 
the private road shall 
be deemed the front 
lot line 

Exception schedule n/a Yes Yes 
(Includes 45 degree 

angular plane 
requirements) 
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501 Lakeshore Inc. et. al. File: OZ 11/017 W1 

Base "C4" Standard 
Proposed "C4- Exception" 

Standard 

To permit home Not Permitted Yes 
furnishing store 

Minimum Height- Flat 2 storeys 2 storey 
Roof 

Maximum Height - Flat 12.5 m (41ft.) and 14m (45.9 ft.) 
Roof 3 storeys 

Minimum Landscaped 4.5 m (14.8 ft.) 2.4 m (7.9 ft.) 
Buffer- measured from 
Greenbelt Zone 

Minimum Separation of 60 m (197ft.) 13m (42.7 ft.) 
Restaurant uses to a 
Residential Zone 

Minimum Number of 2 spaces 
Loading Spaces 

Required parking 4.0 3.0 -retail, personal service, repair establishments, 
spaces per 100m2 (Certain uses permitted art galleries and museums less than 2 300 m2 

(1,076.4 sq. ft.) Gross in C4 Zone) (24,758 sq. ft.); 
Floor Area-Non 3.7- retail establishments greater than 2 300m2 

Residential (24,758 sq. ft.); 
4.85 -financial institutions, real estate offices, 

medical offices and take-out restaurants; 
3.0- offices 

**Utilizing a modified shared parking formula 

The lands shall be n/a Yes 
deemed one lot for 
zoning purposes 

Lakeshore Road East n/a Yes 
shall be deemed the 
front lot line 

Exception schedule n/a Yes 

*Actual standards in the zoning by-law amendment may require adjustments subject to 
confirmation of the lot lines and final zone boundary lines. Additional provisions may be 
required to be consistent with the Concept Plan - Revised. 
**Utilizing the Mixed Use Shared Parking Formula from the City of Mississauga- Parking 
Strategy Phase II- Port Credit & Lakeview, May 24, 2013 draft received by PDC on June 24, 
2013. 
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501 Lakeshore Inc. et. AI File: OZ 11/017 Wl 

UPDATED AGENCY AND CITY DEPARTMENT COMMENTS 

Region of Peel 
In comments updated August 12, 2013, the Region advised that in addition to technical comments 

outlined previously by the Region, the following comments also apply. The applicant has applied 
for land use changes to a property that is currently owned by the Region. The lands in question, 

municipally known as 505 Lakeshore Road East, are situated in the southeast comer of the site, and were 

acquired by the Region from the applicant pursuant to a plan of expropriation deposited in the fall of 2012 
for the purpose of constructing a wastewater pumping station. At the time of writing of these comments, 

the Region and the applicant are in the advanced stages of finalizing an agreement for the transfer of 505 

Lakeshore Road East back to the applicant, in exchange for a parcel of land elsewhere on the applicant's 
site which would serve as an alternative location for the wastewater pumping station. The Region does 

not object to the proposed official plan and zoning by-law amendments provided that the agreement 
between the Region and the applicant for the exchange of land is finalized and approved by Regional 

Council, fully executed, and subsequent conditions of the agreement are completely satisfied and the land 

transfers to implement the land exchange are registered, prior to zoning by-law enactment. 

City Transportation and Works Department (T & W) 
In comments updated July 31, 2013, T&W advised that a preliminary Environmental Noise Feasibility 

Study has been received which concludes that with the use of appropriate attenuation measures and 

warning clauses, the proposed development can be adequately attenuated from the surrounding noise 
sources in accordance with City and MOE guidelines. 

A traffic impact study and several addendum reports have been received which conclude that the road 

network can adequately accommodate the proposed development through the implementation of traffic 
signals and intersection improvements at the easterly Lakeshore Road East access opposite Beechwood 

A venue and providing an exclusive eastbound left tum lane for vehicles. 

Notwithstanding the above, the proposed access on Lakeshore Road East, opposite Beechwood Avenue, 

is on lands not currently owned by the applicant. The applicant shall provide legal documentation 
informing that satisfactory arrangements have been made with the Region for the exchange of land 

necessary to accommodate the revised Concept Plan. Should the land transaction not be completed, the 
location of the full moves signalized access to the applicant's lands will need to be further investigated 

based on an updated transportation impact assessment report and functional drawing to be reviewed to the 
satisfaction of the City. 

Further to T&W comments provided in Appendix I-7 and information outlined in the 'Site 

Contamination' section of the Information Report (Appendix S-1), the applicant is required to submit a 

complete Record of Site Condition (RSC) to the City, and have the RSC filed on the MOE Environmental 

Site Registry, as the site is proposed to change from a less sensitive use to a form which includes a more 
sensitive use. 
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To date, the City has not approved an application for residential use based on a Risk Assessment (RA) 

approach for dealing with contamination. The environmental reports that have been provided to date do 
not provide any rationale regarding why clean-up of the site based on MOE generic standards is not either 
technically or economically feasible. 

Subsequent to the Public Meeting, the applicant has submitted to the MOE two separate Addendums to 
the original RAin response to comments received from the MOE and the City's environmental consultant 

and in support of changes to the concept plan, including the relocation of the proposed sanitary sewage 

pumping station. The second Addendum report was recently submitted to the MOE. City staff and our 
consultants have not yet reviewed the provided materials, but note that the MOE requires additional 

information and analysis from the applicant prior to determining a position on the RA approach and 

related requirements such as risk management measures. Often, several rounds of comments and revisions 
are involved with the MOE's review process. 

In the case of this property, where the main contaminants of concern are volatile organic compounds 
(VOC's), the primary pathway of concern is vapour intrusion into buildings resulting in indoor air 

inhalation of contaminants. Risk management measures (RMMs) proposed in the RA Addendum 1 

include: the use of sub-grade vapour membrane barrier systems; prohibition of ground level residential 
occupancy within a building not having an underlying parking garage; prohibition of a building with a 

basement within the commercial area; prohibition of a building within the greenbelt area; the use of hard 

and soft soil cap cover systems; a restriction on potable water taking; and, maintenance and monitoring of 

soil cap systems and vapour monitoring. 

Potential contingency measures proposed, if in the future the above measures prove to be insufficient, 

include the implementation of a vapour collection system and ground water remediation. 

The required RSC can only be posted to the Environmental Site Registry after the MOE is satisfied with 

the RA, and any required RMM's have been registered on title to the properties through a Certificate of 

Property Use (CPU). The CPU places the responsibility for maintaining, operating, repairing and 
replacing any required RMM's on the existing and future property owners. It is not clear at this time if the 
contingency measures will also be included in the CPU. 

The applicant is also requested to provide the City with a cost estimate for implementing and maintaining 

the long term obligations that may be imposed on the new owners of the property relating to the 
requirements and restrictions in the CPU that would be registered on title. 

Appropriate warning clauses are to be included in the Development Agreement and on all Agreements of 
Purchase and Sale and registered on the title of all affected lands regarding the presence of volatile 

organic compounds in ground water exceeding MOE standards. 
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Furthermore, as these lands are proposed to be developed for residential and retail commercial uses, the 
Owner will be required to enter into the appropriate agreements and establish the necessary reciprocal 

easements for any shared services and facilities associated with the future condominium development. 

In the event these applications are approved by Council, prior to by-law enactment, the applicant will be 
required to enter into a Servicing Agreement for Municipal Works Only to the satisfaction the City, CVC 

and the Region of Peel for the design and construction of the municipal services (i.e. storm outlet to 

Cooksville Creek), any gratuitous land dedication, installation or placement of all required municipal 
boulevard/ streetscape works along Lakeshore Road East, intersection improvements and any financial 

contributions and/or securities required in support of this development. In addition, the applicant shall be 

required to deliver an executed Development Agreement in a form and on terms satisfactory to the City 

addressing and agreeing to the implementation of requirements and/or conditions prior to Site Plan 
approval, warning clauses, including environmental warning clauses, phasing and development provisions 

and such other provisions the City may require in relation to the proposed development. 

City Community Services Department ( CS) 

In comments updated July 29, 2013, CS advised that gratuitous dedication of greenbelt lands adjacent to 

Cooksville Creek will not be sought in this instance. Studies submitted in support of these applications 
indicate groundwater contamination on site, which includes the lands adjacent to the Creek that would 

otherwise be dedicated to the City. The applicant is pursuing a Risk Assessment approach to groundwater 

contamination whereby contamination is left in situ and future owners of the property are assigned Risk 

Management Measures such as long term routine monitoring of ground water contamination levels. CS 
does not wish to take ownership of lands that have potential for future liability issues and that are subject 

to long term Risk Management Measures. Should the applicant decide to pursue a site remediation 

approach instead, CS may reconsider its position on greenbelt acquisition specific to this site. 

Prior to finalization of the Servicing and/or Development agreements, CS requires accurate utility plans, 

streetscape plans and supporting details for the proposed boulevard landscaping works for Lakeshore 
Road East and Enola A venue boulevards. 

Credit Valley Conservation (CVC) 

In comments updated June 11, 2013, eve staff identified a number of minor issues related to the 
proposed cut and fill works and delineation of the flood plain associated with Cooksville Creek. 

Resolution of these matters could result in minor adjustments to the limits of the proposed Greenbelt zone 
and as such, must be addressed prior to by-law enactment. 

CVC staff also identified numerous requirements to be addressed within servicing and/or development 
agreements prior to by-law enactment. 
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