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PLANNING & DEVELOPMENT COMMITTEE - SEPTEMBER 16, 2013

CALL TO ORDER

DECLARATIONS OF (DIRECT OR INDIRECT) PECUNIARY INTEREST

MATTERS TO BE CONSIDERED

1.

Payment-in-Lieu of Off-Street Parking (PIL) Application, 6 Main Street and 209
Queen Street South, Northeast corner of Queen Street South and Main Street
Owner: Josef and Mira Bialobrzeski

Applicant: Jim Levac, Weston Consulting, (Ward 11)

File: FA. 31 13/002 W11

PUBLIC MEETING

Information Report on Rezoning Application to permit a truck terminal (parcel
delivery service) in the existing building on 7535 Bath Road, Southeast corner of
Bath Road and Thamesgate Drive

Owner: SREIT (Malton) Ltd.

Applicant: John D Rogers and Associates, Bill 51, (Ward 5)

File: OZ 13/007 W5

PUBLIC MEETING

Information and Supplementary Report on Rezoning Application to permit medical
office and residential uses within a converted detached dwelling on 1484
Hurontario Street, Northwest corner of Hurontario Street and Indian Valley Trail
Owner: Dr. M. Sous and J. Sous

Applicant: Greg Dell and Associates, Bill 51, (Ward 1)

File: OZ 12/006 W1

ADJOURNMENT
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Appendix I-7

SREIT (Malton) Ltd. File OZ 13/007 W5

Agency Comments

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

Agency / Comment Date Comment

Region of Peel The subject site is not located within vicinity of a landfill. On-
(June 13,2013) site waste collection will be required through a private waste
hauler.

City Community Services In the event that the subject application is approved, street tree
Department — Parks and contributions will be required on Bath Road and

Forestry Division/Park Thamesgate Drive.

Planning Section
(May 23, 2013)

City Transportation and The applicant is to provide documentation confirming that the
Works Department necessary interconnecting mutual access easements
(July 22, 2013) are established.

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:

City Community Services Department- Culture Division
City Community Services Department- Fire and Emergency
Services Division

Canada Post Corporation

Enersource Hydro Mississauga

Rogers Cable

Enbridge Gas Distribution Inc.

The following City Department was circulated the application
but provided no comments:

Realty Services
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APPENDIX I-8

GENERAL CONTEXT MAP
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Clerk’s Files

L R e p O r t Originator’s

Fles OZ 12/006 W1

DATE:

TO:

FROM:

SUBJECT:

August 27, 2013

Chair and Members of Planning and Development Committee
Meeting Date: September 16, 2013

Edward R. Sajecki
Commissioner of Planning and Building

Information and Supplementary Report

Rezoning Application

To permit medical office and residential uses within a
converted detached dwelling

1484 Hurontario Street

Northwest corner of Hurontario Street and Indian Valley Trail
Owner: Dr. M. Sous and J. Sous

Applicant: Greg Dell and Associates

Bill 51

Public Meeting Ward 1

RECOMMENDATION:

That the Report dated August 27, 2013, from the Commissioner of
Planning and Building regarding the application to change the
Zoning from "R2-4" (Detached Dwellings - Typical Lots) to
"R2-Exception" (Medical Office and Residential) to permit
medical office and residential uses within a converted detached
dwelling under file OZ 12/006 W1, Dr. M. Sous and J. Sous,

1484 Hurontario Street, northwest corner of Hurontario Street and
Indian Valley Trail, be adopted in accordance with the following:

1. That City Council direct Legal Services, representatives from
the appropriate City Departments and any necessary
consultants to attend any Ontario Municipal Board (OMB)
proceedings which may take place in connection with these



File: OZ 12/006 W1

Planning and Development Committee -2- August 27, 2013

applications, in support of the recommendations outlined in
the report dated August 27, 2013.

2. That City Council provide the Planning and Building
Department with the authority to instruct the City Solicitor on
modifications to the position deemed necessary during or
before the OMB hearing process, however if there is a
potential for settlement then a report shall be brought back to
Council by the City Solicitor.

REPORT
HIGHLIGHTS:

¢ The subject Rezoning application and associated site plan
application have been aippealed to the Ontario Municipal Board
(OMB). As of the date of preparation of this report, a hearing
date has not yet been scheduled;

e It has been concluded that the proposed development is
acceptable from a planning perspective subject to the
implementation of an "H" Holding Provision and revisions to
the parking area;

e In light of the appeals, the report recommends that Legal
Services and appropriate City Departments be directed to
attend any upcoming OMB proceedings in support of the
recommendations outlined in this report.

BACKGROUND:

The applicant appealed the subject application to the OMB in a
letter dated April 8, 2013 due to the requirement for the
implementation of an "H" Holding Provision and resultant undue
delay to the project. A mediation or a pre-hearing conference is
being sought by the applicant. As of the date of preparation of this
report a hearing date has not yet been scheduled.

The above-noted application has been circulated for technical
comments.

Given that the application has been appealed to the OMB, and that
a mediation or a pre-hearing conference is being sought by the
applicant, a combined Information and Supplementary Report is
being brought forward to the Planning and Development
Committee to allow for public input and ensure sufficient time for




File: OZ 12/006 W1
Planning and Development Committee -3- August 27, 2013

Legal Services to provide appropriate direction to staff prior to any
hearing.

COMMENTS: Details of the proposal are as follows:

Development Proposal

Application Received: April 27, 2012

submitted: Deemed complete: August 10, 2012

Existing Gross | 169 m* (1,819 sq. ft.)

Floor Area:

Proposed Gross | 298 m* (3,207 sq. ft.) including 175 m”

Floor Area: (1,884 sq. ft.) for medical office on the
ground floor

Height: Two storeys

Lot Coverage: 13.6 %

Landscaped 48.2 %

Area:

Number of 1 residential unit

units:

Anticipated 2%

Population: * Average household sizes for all units
(by type) for the year 2011 (city average)
based on the 2008 Growth Forecasts for
the City of Mississauga.

Parking 11 spaces

Required: *in accordance with the Zoning By-law
parking provisions

Parking 13 spaces, including one (1) tandem

Provided: parking space and one (1) parking space
for persons with disabilities

Supporting Planning Justification Report

Documents: Stormwater Management Report

Phase I Environmental Site Assessment
Noise Feasibility Study

Cultural Heritage Impact Report
Arborist Report

Tree Inventory Plan

Utility Plan




File: OZ 12/006 W1
Planning and Development Committee -4 - August 27, 2013

Development Proposal

Plan of Survey
Site Plan
Elevations and Floor Plans

Site Characteristics

Frontage: 40.57 m (133.10 ft.) — Hurontario Street
Depth: 39.26 m (128.81 ft.) — Indian Valley
Trail

Net Lot Area: 0.16 ha (0.40 ac.)

Existing Use: Detached dwelling containing medical
practitioner for physiotherapy practice
occupying 85.9 m* (924.6 sq. ft.) of the
existing dwelling

Additional information is provided in Appendices S-1 to S-10.
Neighbourhood Context

The subject property is located in the Mineola Neighbourhood
Character Area along Hurontario Street which contains a mix of
residential and office uses on generously sized lots with mature
vegetation. Office uses are generally contained within converted
detached dwellings or buildings which have a residential character
and not exceeding 2 storeys. Indian Valley Trail comprises of
detached dwellings on generously sized lots. Information
regarding the history of the site is found in Appendix S-1.

The surrounding land uses are described as follows:

North: Detached dwellings

East:  Detached dwellings and office uses across Hurontario
Street

South: Detached dwellings and office uses across Indian Valley
Trail

West:  Detached dwellings



File: OZ 12/006 W1
Planning and Development Committee -5- August 27, 2013

Official Plan

Mississauga Official Plan (2012) was adopted by City Council on
September 29, 2010 and partially approved by the Region of Peel
on September 29, 2011. The Plan was appealed in its entirety;
however, on November 14, 2012 the Ontario Municipal Board
issued a Notice of Decision approving Mississauga Official Plan,
as modified, save and except for certain appeals which have no
effect on the subject application.

While the application was submitted under the policies of
Mississauga Plan, the applicant has consented to the application
being converted to amend Mississauga Official Plan (2012).

Current Mississauga Official Plan Designation and Policies for
the Mineola Neighbourhood Character Area

The subject site is located within a Neighbourhood Area and on
an Intensification Corridor (Hurontario Street). The property is
designated ''Residential Low Density I - Special Site 2" which
permits offices in addition to residential uses subject to certain
criteria, including those as set out in Appendix S-9.

The changes proposed through this application are in conformity
with the land use designation and no official plan amendments are
proposed.

Existing Zoning

""R2-4" (Detached Dwellings - Typical Lots), which permits
detached dwellings on lots with a minimum lot frontage of 22.5 m
(73.81 ft.), a maximum gross floor area — infill residential of

190 m* (2,045 sq. ft.) plus 0.2 times the lot area and a maximum
height of 9.5 m (31.6 ft.).

Proposed Zoning By-law Amendment

""R2-Exception" (Medical Office and Residential), to permit
medical office and residential uses within a converted detached
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dwelling in accordance with the proposed zone standards contained
within Appendix S-8. One of the parking spaces provided is
proposed in a tandem configuration.

COMMUNITY ISSUES

As a result of the applicant’s appeal to the Ontario Municipal
Board, no community meetings have been held and no written
comments have been received by the Planning and Building
Department.

PLANNING COMMENTS
Official Plan

The proposal complies with the Mineola Neighbourhood Character
Area pélicies as well as the Special Site 2 policies relating
specifically to new or modified residential-office buildings as it
will be less than 420 m* (4,521 sq. ft.), be less than 10.7 m

(35.1 ft.) in height and will occupy less than 25% of the lot area.
The retention of the building necessitates the parking area in the
proposed location and allows for landscape buffers along both
Hurontario Street and Indian Valley Trail. The proposal
adequately addresses the design criteria contained within the
Special Site 2 policies.

Zoning

The proposed "R2-Exception" (Medical Office and Residential
Uses) zone is appropriate to accommodate the expansion of the
existing building permitting a medical office use on the ground
floor with a residential unit on the second floor. The proposed
uses are consistent with existing uses along Hurontario Street in
this vicinity.

Concept Plan

The property had been subject to previous applications by the
former owner, Natalia Zimochod, under Files OZ 05/025 W1 and
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SP 04/174 W1, to allow a medical therapy office within the
existing detached dwelling. Those applications were appealed to
the OMB and a settlement was reached which included a Board
Order conditional upon a satisfactory site plan being submitted and
approved by the Board. The setbacks agreed upon on the concept
plan associated with the Board Order resulted from discussions
with the neighbouring property owners and were intended to
mitigate concerns associated with the proximity of the parking area
to the adjacent dwelling to the west. The westerly setback was
illustrated as being a minimum of 7.3 m (23.9 ft.). The Board
Order was later dismissed when the project was abandoned and a
site plan never submitted.

The applicant has been advised that the parking area and associated
setbacks should be in keeping with what had previously been
negotiated for the site in order to respect the concerns of the
neighbouring property owners. Given that the Concept Plan shown
on Appendix S- 5 illustrates 2 parking spaces in excess of the
requirement, it is recommended that the parking area be reduced in
size by eliminating one or both of the excess parking spaces and
providing a westerly setback similar to what was approved in the
Board Order.

An exception schedule consistent with the Concept Plan, with
modifications as noted above, will be required to regulate the
buildable area as well as setbacks. In addition, proposed Zoning
Standards generally consistent with those outlined in Appendix S-8
of this Report shall apply which will supplement the exception
schedule.

Requirement for '"H'' Holding Provision

As outlined in the comments from the Transportation and Works
Department, it is recommended that an "H" Holding Provision be
implemented on the lands until such time that the land
requirements associated with the Hurontario-Main Light Rapid
Transit Project are determined through the Transit Project
Assessment Process (TPAP). It is recommended that the "H"
Holding Provision remain in place pending completion of the
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Planning and Development Committee -8 - August 27, 2013

FINANCIAL IMPACT:

CONCLUSION:

TPAP or June 2015, whichever occurs first. When this
determination is made, the applicant would be required to submit
an application to the City to lift the "H" Holding Provision.

OTHER INFORMATION
Development Requirements

In conjunction with the proposed development, there are certain
other engineering matters with respect to land dedications, road
refurbishing, noise attenuation and storm drainage which may
require the applicant to enter into appropriate agreements with the
City.

Development charges will be payable in keeping with the
requirements of the applicable Development Charges By-law of
the City as well as financial requirements of any other official
agency concerned with the development of the lands.

Most agency and City department comments have been received.

The proposed rezoning, subject to the recommended modifications
to the application which comprise the inclusion of an "H" Holding
Provision and revisions to the parking area, is acceptable from a
planning standpoint and should be approved for the following
reasons:

1. The proposal is in conformity with the "Residential Low
Density I — Special Site 2" designation and policies in the
Mineola Neighbourhood Character Area of Mississauga
Official Plan.

2. The proposed development is in keeping with the surrounding
uses.

3. The "R2-Exception" (Medical Office and Residential) zone
category is appropriate to accommodate the requested uses
subject to the modifications outlined in this report.
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ATTACHMENTS:

R

Appendix S-1: Site History

Appendix S-2: Aerial Photograph

Appendix S-3: Excerpt of Mineola Neighbourhood Character
Area Land Use Map

Appendix S-4: Excerpt of Existing Land Use Map

Appendix S-5: Concept Plan

Appendix S-6: Elevations

Appendix S-7: Agency Comments

Appendix S-8: Proposed Zoning Standards

Appendix S-9: Mississauga Official Plan policies

Appendix S-10: General Context Map

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: David Breveglieri, Development Planner
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Appendix S-1, Page 1

Dr. M. Sous and J. Sous File: OZ 12/006 W1

Site History

e  April 30,2004 - A Site plan application under file SP 04/174 W1 was submitted to
permit the conversion of a residence to a medical therapy office. The application was
appealed to the OMB on January 31, 2005.

e  October, 2004 - A Minor Variance application under file ‘A’ 498/04 was submitted to
the Committee of Adjustment to permit a portion of the residential dwelling to be
used for medical practice. The application was refused by the Committee on
December 16, 2004. The applicant appealed the refusal to the OMB on
January 6, 2005; however, the application was withdrawn in May 2005.

e  May 16, 2005 - A rezoning application under file OZ 05/025 W1 was submitted to
permit the conversion of a residence to a medical therapy office. The applicant referred
the application to the OMB in August 2006. The Supplementary Report
recommending refusal of the application was adopted by PDC/Council in December
2006.

e January 16, 2007 - OMB convened a prehearing conference on the matter. A hearing
date was scheduled for June 11, 2007 for 5 days. In June 2007, the OMB adjourned
the hearing until October 2007 to allow the parties to further discuss issues, work
through the site plan process and come to an agreement on the applications.

e  June 20, 2007 - Zoning By-law 0225-2007 came into force except for those sites which
have been appealed. As no appeals have been filed the provisions of the new By-law
apply. The subject lands are zoned "R2-4" (Detached Dwellings - Typical Lots).

e  November 8, 2007 - OMB rendered its decision, allowing the appeal to the Zoning By-
law based on a settlement proposal, and withheld its order until the site plan matters
are concluded.

e  December 2008 - Based on a Memorandum of Oral Decision by the OMB, the City
proceeded with a motion to dismiss the matter which was heard by the OMB on March
10, 2009 and it issued an oral ruling dismissing the appeals.

e  March 20, 2009 - Applications SP 04/174 W1 and OZ 05/025 W1 were cancelled.




Appendix S-1, Page 2

Dr. M. Sous and J. Sous File: OZ 12/006 W1

e  April 1, 2010 - Committee of Adjustment authorized a minor variance under file
‘A’ 124/10 to permit the operation of a residential physiotherapist office within the
existing detached dwelling being located approximately 40 m (131.2 ft.) of an existing
resident physician, dentist, drugless practitioner or health professional in a Residential
Zone; whereas By-law 0225-2007, as amended, states that the detached dwelling must
not be located within an 800 m (2,624.7 ft.) radius of an existing office of a resident
physician, dentist, drugless practitioner or health professional in a Residential Zone.
The Committee’s decision became final and binding on April 21, 2010.

e  April 28, 2010 - Zoning Certificate of Occupancy issued for a resident Health
Professional. Proof of registration for Mohammed Sous as a Physiotherapist was
provided.

e  May 27, 2010 - Committee of Adjustment approved minor variances under file
‘A’ 199/10 to permit the construction of a detached two car garage and a covered front
porch on the existing dwelling proposing reductions in the minimum interior and
exterior side yards and front yard. The Committee’s decision became final and
binding on June 16, 2010.

e June 18, 2010 - Site Plan Approval Express (SPAX) approved for a detached garage
and covered front porch.

e  September 14, 2010 - Site Plan Approval Express (SPAX) approved for a covered
porch at the rear of the dwelling.

e  April 27, 2012 - Site Plan application SP 12/084 W1 was submitted along with subject
Rezoning application.

e  November 14, 2012 - Mississauga Official Plan (2012) came into force except for
those site/policies which have been appealed. As no appeals have been filed the
policies of the new Mississauga Official Plan apply. The subject lands are designated
"Residential Low Density I - Special Site 2" in the Mineola Neighbourhood Character
Area.

e  April §,2013 - OZ 12/006 W1 was appealed to the OMB.

e July 29,2013 - SP 12/084 W1 was appealed to the OMB.
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Agency Comments

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

application.
Agency / Comment Date Comment
Region of Peel The subject lands are not within the vicinity of a landfill.

(August 1, 2013)

Curbside collection will be provided by the Region of Peel for
the residential component. A private waste hauler will be
required for the collection of waste from the medical office.
Residential waste and commercial waste must be kept separate
and need to be clearly identifiable.

City Community Services
Department — Parks and
Forestry Division/Park
Planning Section

(August 22, 2013)

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 in accordance with the City’s
Policies and By-laws.

The Tree Inventory List submitted August 3, 2012, is to be
revised to reflect Arborist Comments relating to the |
preservation of City trees #1-3.

City Community Services
Department — Fire and
Emergency Services
Division

(August 1, 2013)

Fire has reviewed the rezoning application from an emergency
response perspective and has no concerns; emergency response
time to the site and water supply available are acceptable.

City Transportation and
Works Department (T&W)
(August 20, 2013)

T&W are in receipt of a Site Plan and Noise Feasibility Study,
along with other materials in support of the development.

It would appear that the land dedications associated with the
application may result in portions of existing stone wall being
within the municipal right of way. Any encroachment issues
involving the existing stone wall are to be addressed and
resolved to the satisfaction of T&W.
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Agency / Comment Date

Comment

The Hurontario/Main Street Corridor Master Plan from Port
Credit to Brampton, completed in the fall of 2010, is
recommending the implementation of Light Rail Transit (LRT)
technology on Hurontario Street. The Master Plan provides
the planning and urban design framework needed to support
rapid transit and identifies the general corridor alignment,
configuration, station locations, the proposed maintenance
facility and the removal of through traffic lanes on Hurontario
Street. It further identifies the Hurontario Street and Mineola
Road intersection as a future LRT transit stop location.

As this development proposal is adjacent to the future LRT
corridor, T&W are requesting a written planning rationale
letter indicating how the proposed development supports the
Hurontatio/Main Street Corridor Master Plan.

The City is proceeding with the preliminary design work and
stakeholder consultation for the Hurontario-Main LRT Project
and will be seeking to obtain environmental assessment
approvals through the Transit Project Assessment Process
(TPAP) scheduled for commencement later this year. The
final land requirements and technical impact of the future LRT
will not be known until the TPAP is completed in 2014.

In view of the preceding, the use of an "H" Holding Provision
is recommended as part of the proposed Zoning By-law for the
subject lands which shall remain in place pending finalization
of the TPAP to determine the final land requirements for the
LRT and any relevant technical requirements or June 30, 2015,
whichever shall occur first. Prior to lifting of the "H" Holding
Provision any additional lands required or technical issues
identified in the TPAP for the LRT are to be addressed to the
satisfaction of the City.
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Agency / Comment Date Comment

In the event this application is approved by Council, the
applicant will be required to pay cash contribution towards the
future upgrade of Indian Valley Trail; provide a gratuitous
dedication of lands in support of this development and enter
into a Development Agreement to the satisfaction of the City.

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:

- Development Services, City of Mississauga
- Ministry of Transportation

- Canada Post

- Enersource Hydro Mississauga

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

- Culture Division, City of Mississauga
- Realty Services, City of Mississauga
- Bell Canada

- Rogers Cable

- Enbridge Gas Distribution Inc.
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Required ""R2-4'" Zoning
By-law Standards

Proposed '"'R2-Exception"
Zoning By-law Standards

Permitted Use

Detached Dwelling

Medical Office Restricted and
Dwelling Unit

Minimum Lot Frontage

22.5m (73.81 ft.)

No change

Maximum gross floor area —
infill residential

190 m” (2,045 sq. ft.) plus 0.2
times the lot area

No change

Maximum gross floor area —
non residential

n/a

175 m” (1,884 sq. ft.)

Maximum Height

9.5m (31.2sq. ft.)

10.3 m (33.8 ft.)

Maximum Lot Coverage

30%

15%

Note: The implementing Zoning By-law may require other provisions to be consistent with the

Concept Plan.
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Mineola Neighbourhood Character Area Special Site 2 Policies

Notwithstanding the provisions of the Residential Low Density I designation, the following
additional policies will apply:

a. The following uses will also be permitted:

e offices, provided that medical offices are used for the consultation, examination or
therapeutical treatment by a physician, dentist, drugless practitioner or health
professional licensed by the Province of Ontario. Medical offices may not include
hospitals or other accessory medical uses such as, laboratories, diagnostic facilities
for medical and dental purposes, a drug and optical dispensary, nor a medical supply
and equipment store;

e adetached dwelling containing a maximum of one dwelling unit in combination with
office uses.

b. retail commercial uses, which include personal service uses, will not be permitted as a
primary or as an accessory use.

c. all buildings used for office or residential office purposes, whether new or modified, will
have a residential appearance which is compatible with the form, design, and scale of the
surrounding residential area. All development will be designed so that it does not
negatively impact abutting properties used for residential purposes, in terms of light,
privacy, noise and rear yard amenity.

d. the use must be of a nature and intensity that results in a parking demand which does not
negatively impact the function of Hurontario Street nor abutting local roads. In this
regard, applicants for rezoning will be required to demonstrate, through the submission of
traffic studies, parking justification studies and business operation information, that the
proposed use is suitable for its location. Developments which result in a reduced parking
demand are preferred.

e. all office-related parking will be accommodated within the front and side yards only with
a minimal loss of vegetation or in underground facilities. Rear yard parking, with the
exception of parking for residential dwellings, is not permitted. Surface parking areas are
permitted to be constructed of permeable materials in order to achieve sustainable and
urban design objectives and reduce impacts on drainage and grading systems. The
portion of the access driveway within the road allowance is to be constructed of hard
surface pavement.

f. where appropriate, mutual driveway access will be permitted between abutting property
owners provided this arrangement is registered on title.
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g for developments located at intersections, access to the minor streets will be discouraged,
and where technically feasible, access will be permitted on Hurontario Street.

h. street frontages are required to be enhanced with landscaping to reflect Hurontario
Street’s role as a gateway to the Mineola and Port Credit Districts. On-site parking areas
should not dominate the streetscape and are required to be appropriately screened by
vegetation and landscape treatments which are complementary to the character of the
area. In this regard the following will also apply:

e a minimum of 40% of the front yard of interior lots, will be landscaped open space.
Landscaped open space may include pedestrian walkways but will exclude paved

parking areas;

e corner lots will provide a total minimum landscaped open space area of 40% of the
lot;

e alandscape buffer ranging from 4.5 m (14.8 ft.) to 7.5 m (24.6 ft.) in depth will be
provided along the Hurontario Street frontage; and

e aminimum landscape buffer of 4.5 m (14.8 ft.) in depth will be provided along side
street frontages adjacent to parking areas.

1. New or modified office or residential-office buildings will not exceed:
e 420m* (4,521. sq. ft.) Gross Floor Area (GFA);
e a maximum lot coverage of 25%;

e amaximum building height of two storeys and a 10.7 m (35.1 ft.) mean height level
between the eaves and the ridge of a sloped roof or 7.5 m (24.6 ft.) to the highest
point of the surface of a flat roof.

J- The following yards are required for office or residential-office buildings:

e minimum 1.8 m (5.9 ft.) side yard for a one storey building;

e minimum 2.4 m (7.8 ft.) side yard for a two storey building;

e minimum 7.5 m (24.6 ft.) rear yard;

e maximum front yard equivalent to 50% of the lot depth.
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