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Files: OZ 13/004 W10
T-M13001 W10

Cal-Arvona Developments Inc.

Agency Comments

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

applications.
Agency / Comment Date Comment
Region of Peel The Developer will be required to enter into a Subdivision/

(April 25, 2013)

Servicing Agreement with the City and the Region for the
construction of municipal sewer and water associated with the
lands, which includes satisfactory items and clauses. These
services will be in accordance with the latest Region standards
and requirements. Prior to the issuance of building permits for
all lots and blocks, satisfactory arrangements must be made
with the Regional Municipality of Peel with regard to water
service applications and payments of the required connection
charges. The Region will not accept payment for building
permits until fire protection for the development is available
and all securities for the development are in place.

Dufferin-Peel Catholic
District School Board and
the Peel District School
Board

(March 22, 2013 and March
19, 2013, respectively)

Both School Boards responded that they are satisfied with the
current provision of educational facilities for the catchment
area and, as such, the school accommodation condition as
required by City of Mississauga Council Resolution 152-98
pertaining to satisfactory arrangements regarding educational
facilities need not be applied for these development
applications.

In addition, if approved, both School Boards require that
warning clauses regarding temporary school accommodation
and transportation arrangements be included in any Agreement
of Purchase and Sale as well as the Development/and or
Servicing Agreements. Notice signs must also be erected on
site advising that students may have to be accommodated in
temporary facilities or bused to schools.

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

(July 23,2013)

Residents of this development will be served by McCarron
Park (P-418), which is located approximately 70 m (230 ft.)
from the site and contains a playground. Sparling Woods (P-
404) is also situated 650 m (2,133 ft.) from the site. P-459 -
Not Yet Named (undeveloped) is close to the development and
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Cal-Arvona Developments Inc. Files: OZ 13/004 W10
T-M13001 W10

Agency / Comment Date Comment

18 located approximately 30 m (98 ft.) away.

Should these applications be approved, a cash contribution for
street tree planting on all public roads will be required.
Further, prior to the issuance of building permits, payment of
cash-in-lieu of parkland is required.

According to the City Arborist, a Tree Inventory prepared by
SBK, dated December 2012, identifies trees to be
removed/preserved within the municipal boulevard along
Ninth Line. Framed hoarding will be required for municipal
trees to be protected.

City Transportation and This Department confirms receipt of a Site Servicing Plan,
Works Department Grading Plan, Phase 1 Environmental Site Assessment, and
(August 14, 2013) Noise Feasibility Study, which are currently under review.

Notwithstanding the findings of these reports and drawings,
additional technical details have been requested, including
proposed cross-sectional details confirming the compatibility
with the adjacent lands to the south.

Further detailed comments/conditions will be provided prior to
the Supplementary Report Meeting pending receipt and review
of the foregoing.

The owner is required to make satisfactory arrangements with
the City and the Region of Peel for the dedication, design and
construction of the road and municipal services required for

the extension of Arvona Place in support of this development

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:

Enersource Hydro Mississauga Inc.
Rogers Cable
Bell Canada

Ministry of Transportation
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Agency / Comment Date

Comment

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

Economic Development Office - City Manager’s Department
Culture Division — Community Services Department
Fire Prevention — Community Services Department
Region of Halton

Town of Milton

Peel Regional Police

Credit Valley Hospital

The Trillium Health Centre

Sun-Canadian Pipe Line Company Ltd.

Conseil Scolaire de District Centre-Sud

Conseil Scolaire de District Centre-Sud-Ouest
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School Accommodation

The Peel District School Board

The Dufferin-Peel Catholic District School
Board

e Student Yield:

6 Kindergarten to Grade 5
2 Grade 6 to Grade 8
2 Grade 9 to Grade 12

e School Accommodation:

McKinnon Public School

Enrolment: 666
Capacity: 570
Portables: 4

Ruth Thompson Middle School

Enrolment: 703
Capacity: 629
Portables: 5

Stephen Lewis Secondary School

Enrolment: 1,516
Capacity: 1,530
Portables: 2

* Note: Capacity reflects the Ministry of
Education rated capacity, not the Board rated
capacity, resulting in the requirement of
portables.

e Student Yield:

4 Junior Kindergarten to Grade 8
1 Grade 9 to Grade 12

e School Accommodation:

St. Sebastian Elementary School

Enrolment: 661
Capacity: 593
Portables: 0

St. Joan of Arc Secondary School

Enrolment: 1,252
Capacity: 1,371
Portables: 4
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Appendix I-10

Files: OZ 13/004 W10

Proposed Zoning Standards

T-M13001 W10

Existing Existing Proposed Proposed
"Rl'l "RMl_l'l HRMl_ "RMI_
Exception" Exception"
Permitted Detached Detached and Detached and Detached and
Use Dwelling Semi-detached Semi-detached Semi-detached
Dwellings Dwellings Dwellings
Minimum Lot 750 m” 220 m” 220 m” 190 m”

Area (Interior)

(8,073 sq. ft.)

(2,368 sq. ft.)

(2,368 sq. ft.)

(2,045 sq. ft.)

Minimum Lot

Frontage 22.5m (73.8 ft.) 8.5m (27.9 ft.) 8.5m (27.9 ft.) 7.5 m (24.6 ft.)
(Interior)
Minimum 7.5 m (24.6 ft.) 7.0 m (23.0 ft.) 7.0m (23.0 ft.) 6.0 m (19.7 ft.)
Rear Yard
Rear Wall n/a Where the abutting | A maximum of n/a
Projection/ rear lot has a min. 50% of the width
Encroachment rear yard of 7.0 m of the rear wall of
(23.0 ft.), the min. the semi-detached
rear yard may be dwelling shall be
reduced to 6.0 m permitted to
(19.7 ft.) for amax. | encroacha
of 50% of the width | maximum of
of the rear wall. 1.0 m (3.3 ft.) into
the required rear
yard.
Parking n/a 2 spaces per unit 2 spaces per unit 2 spaces per unit
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Fles CD.21 LAK

DATE:

TO:

FROM:

SUBJECT:

September 10, 2013

Chair and Members of Planning and Development Committee
Meeting Date: September 30, 2013

Edward R. Sajecki
Commissioner of Planning and Building

Information Report

City-initiated Official Plan Amendment and Rezoning
To permit detached dwellings on the westerly portion of the

lands not constrained by hazard lands associated with

Moore Creek

990-994 Lakeshore Road West

South side of Lakeshore Road West, east of Lorne Park Road
Owner: Roland Smitas, Sylvia Smitas and Simone Bradley
Applicant: City of Mississauga

Bill 51

Public Meeting Ward 2

RECOMMENDATION:

That the Report dated September 10, 2013, from the Commissioner
of Planning and Building regarding the City-initiated amendment
to the Official Plan from "Private Open Space" and "Greenbelt" to
"Residential Low Density I" and "Greenbelt" and to change the
Zoning from "OS1-2" (Open Space) to "R2-5" (Detached
Dwellings — Typical Lots) to permit detached dwellings with a
minimum lot frontage of 30 m (98.4 ft.) on the westerly portion of
the lands not constrained by hazard lands associated with Moore
Creek under file CD.21 LAK, Roland Smitas, Sylvia Smitas and
Simone Bradley, 990 — 994 Lakeshore Road West, be received for
information.



File: CD.21 LAK

Planning and Development Committee -2 - September 10, 2013

REPORT
HIGHLIGHTS:

e The proposed City-initiated amendments are being undertaken
by the Planning and Building Department in order to revert the
zoning on the property so to allow detached dwellings with the
same standards as previously permitted prior to the
implementation of Zoning By-law 0225-2007. The change in
zoning necessitates an Official Plan Amendment;

e The hazard lands which may become developable with the
extension of the Moore Creek culvert and additional creek
works will have a Greenbelt Overlay which will require the
owners to satisfy all engineering requirements prior to any
development.

BACKGROUND:

The adoption of Zoning By-law 0225-2007 in June 2007 changed
the zoning of the subject property from "R2-2065" (Detached
Residential) which permitted detached dwellings on lots with a
minimum lot frontage of 30 m (98.4 ft.) to "OS1-2" (Open Space)
which permits only private open space. The intent of the change
was to bring the zoning into conformity with the applicable
"Private Open Space" and "Greenbelt" official plan designations.

In conjunction with passing Zoning By-law 0225-2007, Council
also passed Resolution 0136-2007 allowing any land owner to
request Council to authorize an exception zone recognizing a prior
approval as long as the request was received within one year of
passing of Zoning By-law 0225-2007. The subject property
owners approached the City within that timeframe requesting that
the zoning of the lands be reverted such that they regain the zoning
afforded to them by the previous residential zoning under former
Zoning By-law 5500.

In reviewing the applicant’s request, it was identified that while the
property had historically been designated "Residential", the
adoption of the Official (Primary) Plan in 1981 and the Lorne Park
Secondary Plan in 1986, changed the designation to "Open Space"
and "Greenbelt". City Plan which came into effect in July 1997
further changed the designation of the property to "Private Open
Space" and "Greenbelt". These designations have continued to
date through the different iterations of the City’s Official Plan.
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Planning and Development Committee -3- September 10, 2013

COMMENTS:

While the "Greenbelt" designation reflects the natural hazard lands
associated with Moore Creek, it has been determined that the lands
were inadvertently designated "Open Space" and further
designated "Private Open Space", as the property was not part of
the adjoining private open space lands to the south owned by
Lorne Park Estates Association.

The applicant’s request to revert the zoning to allow detached
dwellings with the same standards as previously permitted
necessitates an Official Plan Amendment, however, it has been
indicated to the applicant that the hazard lands associated with
Moore Creek must remain within a "Greenbelt" designation with
an associated "G1" (Greenbelt) zone.

In order to afford the property owners the same residential
permissions as were in place prior to the implementation of By-law
0225-2007, the Planning and Building Department has brought
forward a City-initiated Official Plan Amendment and Rezoning as
requested through Ward 2 Councillor, Pat Mullin.

The above-noted amendments have been circulated for technical
comments. The purpose of this report is to provide preliminary

information on the amendments and to seek comments from the

community.

Neighbourhood Context

The subject property is located in the Clarkson Lorne-Park
Neighbourhood Character Area which is characterized as a stable
residential area with generously sized lots. The subject site
contains a variety of vegetation including some mature trees.
Moore Creek traverses the site with the westerly portion of the
creek being piped and out letting into an open culvert which flows
southward into the private park owned by Lorne Park Estates
Association. Information regarding the history of the site is found
in Appendix I-1.

Additional information is provided in Appendices I-2 to I-6.
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The surrounding land uses are described as follows:

North: Detached dwellings across Lakeshore Road West
East:  Detached dwellings

South: Private Park within Lorne Park Estates

West:  Detached dwellings

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 applications.

Current Mississauga Official Plan Designation and Policies for
the Clarkson-Lorne Park Neighbourhood Character Area

""Private Open Space' which permits conservation uses
cemeteries, golf courses and accessory uses.

""Greenbelt' which permits uses generally associated with natural
hazards or significant natural areas where development is restricted
to protect people and property from damage and to provide for the
protection, enhancement and restoration of the Natural Area
System. These lands are identified as Natural Hazard Lands on
Schedule 10 of Mississauga Official Plan.

The amendments are not in conformity with the land use
designations.

Criteria for Site Specific Official Plan Amendments
Section 19.5.1 of Mississauga Official Plan contains criteria which

require an applicant to submit satisfactory planning reports to
demonstrate the rationale for the proposed amendment as follows:
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e the proposal would not adversely impact or destabilize the
following: the overall intent, goals and objectives of the
Official Plan; and the development and functioning of the
remaining lands which have the same designation, or
neighbouring lands;

e the lands are suitable for the proposed uses, and compatible
with existing and future uses of surrounding lands;

e there are adequate engineering services, community
infrastructure and multi-modal transportation systems to
support the proposed application;

e aplanning rationale with reference to Mississauga Official Plan
policies, other relevant policies, good planning principles and
the merits of the proposed amendment in comparison with the
existing designation has been provided by the applicant.

Proposed Official Plan Designation and Policies

""Residential Low Density I'' which permits only detached
dwellings.

""Greenbelt' which permits uses as described above. These lands
will continue to be identified as Natural Hazard Lands on Schedule
10 of Mississauga Official Plan.

Existing Zoning

""OS1-2" (Open Space), which permits only private open space.
A portion of the site contains a Greenbelt Overlay to coincide with
the existing "Greenbelt" designation.

Proposed Zoning By-law Amendment

""R2-5" (Detached Dwellings), to permit detached dwellings with

a minimum lot frontage of 30 m (98.4 ft.). This zoning is
applicable to the residential properties to both the west and the east
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and is equivalent to the zoning standards which were in effect prior
to the implementation of Zoning By-law 0225-2007.

"G1" (Greenbelt), to permit lands for flood control, stormwater
management, erosion management, and natural heritage features
and areas of conservation.

A Greenbelt Overlay is proposed to be placed over the entirety of
the "G1" (Greenbelt) lands and also over the portion of '"R2-5"
(Detached Dwellings) lands where it may be possible to extend
the Moore Creek culvert enclosure and remove those natural
hazards, as illustrated in Appendix I-4. This will ensure that this
portion of land will not be developed until such time that the
appropriate culvert extension and creek works take place and that
the limits of the modified natural hazards and setbacks be
confirmed.

COMMUNITY ISSUES

No community meetings have been held and no written comments
have been received by the Planning and Building Department.

DEVELOPMENT ISSUES

Agency comments are summarized in Appendix I-5. Based on the
comments received and the applicable Mississauga Plan policies,
the following matters will have to be addressed:

Hazard Lands

The property owners have submitted a technical submission,
including a Slope Stability and Erosion Analysis prepared by
Terraprobe dated May 4, 2010 as well as a Bank Restoration
drawing prepared by Geomorphic Solutions dated October 20,
2010. This information has generally delineated the hazard lands
contained within the site and has also indicated that it may be
feasible to enclose the portion of the Moore Creek culvert which
runs along Lakeshore Road West. The implementation of this
culvert extension and creek work proposal will require significant
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FINANCIAL IMPACT:

CONCLUSION:

ATTACHMENTS:

infrastructure works and creek modifications on the subject
property and onto adjacent lands owned by Lorne Park Estates.
These works may facilitate the removal of some of the hazard
lands thereby allowing more developable land along the Lakeshore
Road West frontage. While the property owners have indicated
that this may be pursued in the future, it does not constitute part of
the subject amendments.

As mentioned in the above section, a Greenbelt Overlay will
remain on this portion of the lands to ensure that no development
takes place until all approval bodies are satisfied.

Based on the technical information provided, the easterly portion
of the site will be required to remain designated "Greenbelt" with a
proposed "G1" (Greenbelt) zone due to the natural hazard
associated with Moore Creek. The property owners have indicated
that they are willing to gratuitously dedicate these lands to the
City. They will also be required to enter into appropriate
agreements with the City in order to facilitate the dedication of this
land.

Not applicable

Most agency and City department comments have been received
and after the public meeting has been held and all issues are
resolved, the Planning and Building Department will be in a
position to make a recommendation regarding these amendments.

Appendix I-1:  Site History

Appendix I-2:  Aerial Photograph

Appendix I-3: Excerpt of Clarkson-Lorne Park Character Area
Land Use Map

Appendix I-4: Excerpt of Existing Land Use Map
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Appendix [-5: Agency Comments
Appendix I-6: General Context Map

A

Edward R. Sajec‘ki
Commissioner of Planning and Building

Prepared By: David Breveglieri, Development Planner

:\pldn\devcontl\group\wpdata\pdc1\cd.21 lak.smitas.db.doc\rp.fw/jc/1-8




Appendix I-1

Roland Smitas, Sylvia Smitas and Simone Bradley File: CD.21 LAK

Site History

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 "OS1-2" (Open Space).

e November 12, 2012 — Mississauga Official Plan 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 "Private
Open Space” and "Greenbelt" in the Clarkson-Lorne Park Character Area.
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Appendix I-5, Page 1
Roland Smitas, Sylvia Smitas and Simone Bradley File No.: CD.21 LAK
Agency Comments

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

Agency / Comment Date Comment

Region of Peel The Region will provide waste collection servicing to
(August 8, 2013) residential developments provided the requirements outlined in
the Waste Collection Design Standards Manual are satisfied.

Credit Valley Conservation | CVC has reviewed the proposed Official Plan and Zoning
(CVC) (September 6, 2013) | By-law Amendment mapping and has no objection to the
proposed limit of the Greenbelt designation in the Official
Plan, and the limit of the "G1" zone (as noted on Appendix I-
4), provided a Greenbelt Overlay is put in place to reflect the
existing natural hazards on the remainder of the site. Following
the completion of the proposed culvert and creek works, the
limits of the natural hazards and setbacks will be confirmed,
and the limit of the Greenbelt designation and "G1" zone can
be further refined. It is anticipated that the Greenbelt overlay
will be removed at this time.

A CVC Permit is required to authorize the required culvert
extension and creek works. This must be issued and the works
completed and certified to the satisfaction of the City and CVC
prior to any further land use approvals.

Further, in keeping with CVC policy, staff recommends that all
hazard lands and associated setbacks should be dedicated to
the City of Mississauga for natural hazards management
purposes.

City Community Services As the subject lands are located within the City’s CL17 Natural

Department — Parks and Heritage Area, this Department is desirous of a gratuitous
Forestry Division/Park dedication of all lands within the applicant property to be
Planning Section zoned "G1" — Greenbelt. There are two options available for
(September 10, 2013) administering the land dedication:

1. If the landowner gratuitously dedicate lands to be zoned
"G1" — Greenbelt through the City-initiated Official Plan
Amendment and Rezoning, the City is willing to be
responsible for all surveying and transaction costs.
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Agency / Comment Date

Comment

2. If the City pursues the same land dedication through a

As this is a City-initiated Official Plan Amendment and
Rezoning, it is requested that the Planning and Building
Department present these two options to the affected

landowner and advise us of the landowner’s preference.

future development application, the landowner will be
responsible for all surveying and transaction costs.

City Transportation and
Works Department
(August 15, 2013)

The proposed residential portion which contains hazard lands
is to have a Greenbelt Overlay until an alternate proposal is
implemented.

Based on the review of the materials provided to date and
understanding that no new lots or buildings are proposed, and
that the subject site will remain as one lot, we have no
objection in principle to the City-initiated Official Plan and
Zoning amendments as proposed.

In the event the owner pursues the development of additional
"tableland" or increase the number of lots, this Department will
require the following:

An updated Functional Servicing Report;

Topographic Plan and Grading Plan;

Development Agreement;

Servicing Agreement for Municipal Works for the culvert
extension and enclosure of Moore Creek;

Financial arrangement to secure the creek works. The City
has agreed to provide some financial contribution to these
works as it relates to stability of the municipal right-of-way
for Lakeshore Road West;

Easement in favour of the City for proposed municipal
storm sewer;

Dedication of remaining Hazard Lands;

Storm Drainage specific comments would be provided with
a future development application;

CVC approval for Moore Creek infrastructure and
modification works;

A completed Environmental Site Screening Questionnaire
and Declaration (ESSQD) form E2116 (Rev. 06/05),
signed by a commissioner of oaths and the owner;
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Agency / Comment Date Comment

e Phase 1 Environmental Site Assessment (ESA);

e Written confirmation that the long-term stable top of bank,
hazard line and any required development setbacks have
been established to the satisfaction of the CVC;

e Access should be consolidated to minimize points of access
onto Lakeshore Road West, and;

e Satisfactory arrangements are to be made with Enbridge
Inc. to address the stabilization or decommissioning of
existing gas services within the property.

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

- Community Services — Heritage Planning
- Community Services — Urban Forestry

- Enersource Hydro Mississauga

- GO Transit (Metrolinx)

- Enbridge Gas Distribution Inc.

- Enbridge Pipelines Inc.

- CN Rail
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