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 PLANNING & DEVELOPMENT COMMITTEE – JUNE 23, 2014

********************************************************* 

INDEX FOR EVENING SESSION – 7:00 P.M. 

8. Inspiration Lakeview Master Plan (Ward 1)
File: CD.21.OPG.26.5A

9. PUBLIC MEETING
Mississauga Official Plan Conformity Amendment to the Region of Peel Official
Plan
File: CD.03.MIS

10. PUBLIC MEETING
Information Report on Official Plan Amendment and Rezoning Applications to
permit a 33 storey apartment building which may include ground floor retail
commercial uses, southeast corner of Nahani Way and Hurontario Street
Owner:  Alfonso Gallucci General Construction Limited
Applicant:  Goldberg Group, Bill51, (Ward 5)
File:  OZ 13/018 W5

11. PUBLIC MEETING
 Information Report on Official Plan Amendment and Rezoning Applications to
permit a 28 storey, 260 unit apartment building, 45 Agnes Street, northeast
corner of Cook Street and Agnes Street, west of Hurontario Street
Owner:  Eminence Living Inc.
Applicant: Ruth Victor Associates, Bill 51, (Ward 7)
File: OZ 13/017 W7

ADJOURNMENT 

PUBLIC MEETING STATEMENT:   In accordance with the Ontario Planning Act, if you 
do not make a verbal submission to the Committee or Council, or make a written 
submission prior to City Council making a decision on the proposal, you will not be 
entitled to appeal the decision of the City of Mississauga to the Ontario Municipal Board 
(OMB), and may not be added as a party to the hearing of an appeal before the OMB. 

Send written submissions or request notification of future meetings to: Mississauga City 
Council 
c/o Planning and Building Department – 6th Floor 
Att: Development Assistant 
300 City Centre Drive, Mississauga, ON, L5B 3C1 
Or Email: application.info@mississauga.ca  
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Appendix 1-9- PAGE 1 

Alfonso Gallucci General Construction Ltd. File: OZ-13/018 W5 

Agency Comments 

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

applications. 

I Agency I Comment Date I Comment 

Region of Peel A revised Functional Servicing Report is required to show all 

(May 12, 2014) fire flow calculations. The Region of Peel will be party to the 
development agreement to ensure that the road extension of 
Pedalina Drive and the 300 m (11.8 in.) watermain is 
constructed by the developer. 

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

District School Board and District School Board are satisfied with the current provision 

the Peel District School of educational facilities for the catchment area and, as such, the 

Board school accommodation condition as required by City of 

(February 6, 2014) Mississauga Council Resolution 152-98 pertaining to 

(February 4, 2014) satisfactory arrangements regarding the adequate provision and 

distribution of educational facilities need not be applied for 

this development application. 

In addition, if approved, the Peel District and Dufferin-Peel 

Catholic District School Boards also require certain conditions 
to be added to applicable Servicing and Development 

Agreements and to any purchase and sale agreements. 

Greater Toronto Airports According to the GT AA, development elevations on the 

Authority and NA V property are not affected by any airport restrictions related to 

CANADA obstacle zoning. 

(February 10, 2014) 
The subject property lies within the 25-28 NEF/NEP of the 

(April4, 2014) 
composite contour map for Toronto Pearson International 
Airport and outside of the Pearson Airport Operating Area 

(AOA). Noise contours depicting the Noise Exposure Forecast 
(NEF) and Noise Exposure Projection (NEP) are produced to 

encourage compatible land use planning in the vicinity of 

airports. Acoustic design features should be incorporated in 
the building components to the satisfaction of the City of 

I 
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Appendix 1-9- PAGE 2 

Alfonso Gallucci General Construction Ltd. File: OZ-13/018 W5 

I Agency I Comment Date I Comment I 
Mississauga. 

According to NAV CANADA, the proposed building will 

technically impact line of sight RADAR signals at 
Toronto/Pearson (CYYZ), but should not significantly affect 

operations. 

Community Services - Sandalwood Park (P-309), zoned OS 1, is located 

Parks Planning approximately 480 m (1,575 ft.) from the site and contains a 

(February 27, 2014) soccer field and play site. Frank McKechnie Community 
Centre and the surrounding lands identified as McKechnie 

Woods, zoned OS2, are located approximately 720 m 

(2,362 ft.) from the site and offers a wide range of recreational 

activities and facilities including: tennis courts; basketball 

hoops; a spray pad; and a play site. It should also be noted that 

the lands southeast of the subject site, which front onto 

Eglinton Avenue East, may provide for a centrally located 

community park once a development application is submitted 
for these lands. 

A Streetscape Master Plan shall be prepared to the satisfaction 

of all City Departments. Associated securities for these works 
will be secured for through the Servicing Agreement. Should 
this application be approved, a cash contribution for street tree 

planting on all public roads will be required. 

Further, 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(6) of the Planning 
Act (R.S.O. 1990, c.P. 13, as amended) and in accordance with 

City's Policies and By-laws. 

City Transportation and Clarification and/or additional information with respect to a 

Works Department number of functional details of the proposal are required, 

(May 5, 2014) including: 
• technical details associated with the Transportation Impact 

Analysis, Transportation Demand Measures and delivery truck 
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Appendix 1-9- PAGE 3 

Alfonso Gallucci General Construction Ltd. File: OZ-13/018 WS 

Agency I Comment Date Comment 

turning movements; 
• clarification of certain particulars provided on the Composite 
Utility Plan and inclusion of streetscape proposals for the three 
municipal boulevards fronting the site; 
• noise report queries and the inclusion of a quantifiable 
analysis of the food store stationary noise impacts on the 
internal and adjacent sensitive residential land uses; 
• further details of the planned Bel bin Street extension from the 
southern boundary up to N ahani Way; 
• an updated Phase One Environmental Assessment 
re-evaluated in comparison to the more recently updated 2011 
Ministry of the Environment standards. 

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 
Canada Post 
Fire Prevention 

The following external agency was circulated the applications 
but provided no comments: 

Rogers Cable 
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Appendix I-10 

Alfonso Gallucci General Construction Ltd. File: OZ-13/018 W5 

School Accommodation 
(Based on 328 apartment dwelling units) 

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

~ 

• Student Yield: • Student Yield: 

36 Kindergarten to Grade 5 7 Junior Kindergarten to Grade 8 
16 Grade 6 to Grade 8 3 Grade 9 to Grade 12 
14 Grade 9 to Grade 12 

• School Accommodation: • School Accommodation: 

N ahani Way Public School St. Jude 

Enrolment: 511 Enrolment: 292 
Capacity: 614 Capacity: 262 
Portables: 0 Portables: 0 

Bristol Road Middle School St. Francis Xavier Secondary School 

Enrolment: 484 Enrolment: 1959 
Capacity: 629 Capacity: 1500 
Portables: 0 Portables: 17 

Applewood Heights Secondary School *Note: Capacity reflects the Ministry of 
Education rated capacity, not the Board rated 

Enrolment: 929 capacity, resulting in the requirement of 
Capacity: 1284 portables. 
Portables: 0 
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Appendix I-11 PAGE 1 

Alfonso Gallucci General Construction Ltd. File No.: OZ-13/018 W5 

Mississauga Official Plan Policies 

There are numerous policies that would apply in reviewing this application to increase the 
height, FSI, density and commercial uses on the site. An overview of some of these policies are 
found below: 

Policy 5 .1.4 
Policy 5.1.6 
Policy 5 .1. 7 
Policy 5 .1. 9 
Policy 5.1.10 
Policy 5.3.2.1 
Policy 5.3.2.3 
Policy 5.3 .2.4 
Policy 5.3.2.6 
Policy 5.3.2.8 
Policy 5.3.2.10 
Policy 5.3.2.11 
Policy 5.3.2.12 
Policy 5.3.2.13 
Policy 5.4.1 
Policy 5.4.3 

...... ···············.·. ' Policy 5 .4. 7 

Policy 5.4.11 
Policy 5.5.7 
Policy 5.5.8 
Policy 5.5.9 
Policy 5.5.14 

•· ••.•••..• T .... , Policy 7 .2.2 
Policy 7 .2.5 
Policy 7.2.9 

General Intent 
Mississauga Official Plan (MOP) will ensure that development in 
Major Nodes will be in a form and density that supports frequent 
transit service, including higher order transit facilities. Major Nodes 
will develop as prominent centres with a regional and city focus that 
provides a mix of uses including residential, commercial, 
employment, educational and open space and will be the focus for 
intensification. Hurontario Street is identified as an intensification 
corridor and area where mixed use development is to be directed and 
oriented towards. 

MOP will ensure housing choices in terms of tenure, type, quality and 
quantity. 

MOP will direct growth to Intensification Areas while protecting 
existing neighbourhoods. 
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Appendix I-ll PAGE 2 

Alfonso Gallucci General Construction Ltd. File No.: OZ-13/018 W5 

Policy 9 .2.1.3 
Policy 9 .2.1.9 
Policy 9 .2.1.3 
Policy 9.2.1.11 
Policy 9.2.1.14 
Policy 9.2.1.16 
Policy 9.2.1.17 
Policy 9.2.1.18 
Policy 9.2.1.19 
Policy 9 .2.1.20 
Policy 9 .2.1.22 
Policy 9 .2.1.23 
Policy 9 .2.1.24 
Policy 9 .2.1.25 
Policy 9 .2.1.26 
Policy 9 .2.1.27 
Policy 9 .2.1.28 
Policy 9 .2.1.29 
Policy 9 .2.1.32 
Policy 9.2.1.33 
Policy 9 .2.1.38 

Sections 9.3 to 
9.5 

General Intent 
Tall buildings will provide built form transitions to surrounding sites, 
be appropriately spaced to provide privacy and permit light and sky 
views, minimize adverse microclimatic impacts on the public realm 
and private amenity areas, and incorporate podiums to mitigate 
pedestrian wind conditions. The public realm and development 
interface will be held to the highest design standards and will be 
designed to support and incorporate pedestrian and cycling 
connections. 

Built form policies with respect to the Public Realm, Movement, Site 
Development and Building design provide direction on ensuring 
compatibility with existing built form and creating an attractive and 
pedestrian oriented environment. The relationship between buildings 
and the spaces around them are critical to establishing quality 
urban form. 
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Appendix I-ll PAGE 3 

Alfonso Gallucci General Construction Ltd. File No.: OZ-13/018 W5 

Policy 10.4.1 
Policy 10.6.7 
Policy 10.7.6 

Section 11.2.1 
Section 11.2.5 

Policy 13 .1.1.1 
Policy 13.1.1.2 
Policy 13.1.1.3 
Section 13.3 

Section 19.4 
Section 19.7 

, .':· ,:,,.,, i·.: _1 Section 19.8 

General Intent 
Retail uses are encouraged to locate primarily within the Downtown, 
Major Nodes and Community Nodes. 
The MOP encourages the use of innovative strategies within building 
and site design to achieve energy efficiencies and the planting of new 
trees will be given priority within the public boulevard. 

MOP outlines uses permitted in all land use designations and the 
applicable Residential High Density designation. 

Proponents of development applications may need to demonstrate 
how the new development contributes to the achievement of the 
residents and jobs density target and the population to employment 
ratio. 
Proposed heights greater than 25 storeys must demonstrate 
appropriate transition, enhance the existing or planned development, 
ensure that the City structure is maintained, and demonstrate that the 
proposal is consistent with the policies of this Plan. 
The subject property is located within the Uptown Major Node and 
subject to an FSI range of 1.9-2.9 and additional urban design 
olicies. 

These sections refer to implementation, holding zone provision and 
bonus zoning. 
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Appendix I-12 

Alfonso Gallucci General Construction Ltd. File No.: OZ-13/018 W5 

p ropose dZ on1ng St d d an ar s 
"RAS-23" Proposed "H-RA5-Ex.ception" 

Maximum FSI (apartment - 2.9-5.08 
dwelling) 
Maximum GFA- non-residential - 2 074 m2 (22,319 sq. ft.) 
uses 
Maximum Height 25 storeys and 77 m (252.6 ft.) 33 storeys and 109m (357ft.) 

Excluding maximum height of Including height of mechanical 
mechanical penthouse 6 m penthouse 8m (26.2 ft.) 
(19.7 ft.) 

Minimum front and rear yards 20.0 m (65.6 ft.) 3.0 m (9.8 ft.) 
Minimum exterior side yard 5.0 m (16.4 ft.) 3.0 m (9.8 ft.) 
Minimum interior side yard 4.0 m (13.1 ft.) 3.0 m (9.8 ft.) 
Minimum rear yard for portion of - 3.0 m (9.8 ft.) 
apartment building with a height 
less than 12.0 m 
Minimum Parking Spaces - 1.00 resident space per bachelor 1.1 spaces per one-bedroom and 
Residential Uses unit two-bedroom unit 

1.25 resident spaces per one- 1.2 resident spaces per three 
bedroom unit bedroom unit 
1.40 resident spaces per two- 0.15 visitor spaces per unit 
bedroom unit 
1. 7 5 resident spaces per three-
bedroom unit 
0.20 visitor spaces per unit 

Minimum Parking Spaces - Rate dependent on type of use The greater of 0.15 visitor spaces 
Non-residential uses per unit 

or 

4.3 spaces per 100 m2 GF A - non-
residential 

Note: visitor parking and non-
residential parking will be shared 
and based on the higher figure 

Minimum Landscaped Area 45% of the lot area 20% of the lot area 
Landscaped Buffer Streetline 4.5 m (14.8 ft.) 3.0 m (9.8 ft.) includes walkways 
Minimum setback from 3.0 m (9.8 ft.) 0.0 m (0.0 ft.) 
underground parking to any lot 
line 

* This table is subject to a detailed Zoning review 
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MISSISSAUGA -liiiii 
DATE: 

TO: 

FROM: 

SUBJECT: 

Corporate 
Report 

June 3, 2014 

Clerk's Files 

Originator's 

Files OZ 13/017 W7 

Chair and Members of Planning and Development Committee 
Meeting Date: June 23, 2014 

Edward R. Sajecki 

Commissioner of Planning and Building 

Information Report 
Official Plan Amendment and Rezoning Applications 
To permit a 28 storey, 260 unit apartment building 
45 Agnes Street 
Northeast corner of Cook Street and Agnes Street, 
west of Hurontario Street 
Owner: Eminence Living Inc. 
Applicant: Ruth Victor Associates 
Bill 51 

Public Meeting Ward7 

RECOMMENDATION: That the Report dated June 3, 2014, from the Commissioner of 

Planning and Building regarding the application to amend the 
Mississauga Official Plan policies for the Downtown Cooksville 
Character Area from "Residential High Density - Special Site 3" to 

"Residential High Density Special Site" and to change the Zoning 

from "RA4-27" (Apartment Dwellings) to "RA4-Exception" 
(Apartment Dwellings-Exception) to permit a 28 storey, 260 unit 

apartment building under File OZ 13/017 W7, 
Eminence Living Inc., 45 Agnes Street, be received for 
information. 
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Planning and Development Committee - 2-
File: OZ 13/017 W7 

June 3, 2014 

REPORT 
HIGHLIGHTS: 

BACKGROUND: 

COMMENTS: 

• These applications are to permit a 28 storey, 260 unit 
apartment building on a vacant parcel of land; 

• The applications are located within the Downtown Cooksville 
Character Area; 

• Comments from the June 18, 2014 community meeting and the 
June 23, 2014 Planning and Development Committee meeting 
will be considered in the evaluation of the applications as part 
of the Supplementary Report; and 

• Prior to the Supplementary Report, matters to be addressed 
include: proposed intensification of the site; height; density; 
built form and massing; traffic; privacy and overlook; shadow 
impacts on adjacent land uses; and stormwater management. 

The above-noted applications have been circulated for technical 
comments and a community meeting will be held on June 18, 2014. 
The purpose of this report is to provide preliminary information on 
the applications and to seek comments from the community. 

The subject property is a vacant parcel of land at the northeast 
corner of Agnes Street and Cook Street, which was part of a larger 
site that went through a previous rezoning to permit a 13-storey, 
121 unit apartment building and the existing three storey 
condominium townhouses (27 units) located to the north of the 
vacant property. 

The applicant is proposing a 28 storey, 260 unit apartment building 
with approximately 865m2 (9,312 sq. ft.) of ground level retail 
space. A total of 342 parking spaces on four underground levels, 
and ten visitor and commercial surface parking spaces are proposed 
toward the eastern edge of the property. The previous proposal had 
both access and loading from Cyrus Street which is a private road. 
It is now proposed that vehicular access be from Cook Street while 
retaining loading from Cyrus Street which also provides access to 
the existing townhouses to the north (see Appendix I-6). 

Details of the proposal are as follows: 
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Planning and Development Committee - 3 -
File: OZ 13/017 W7 

June 3, 2014 

Development Proposal 
Application( s) November 15, 2013 

submitted: December 5, 2013 (deemed complete) 

Height: 28 storeys (92 m/302 ft.) 

Lot Coverage: 48% 

Floor Space 7.06 

Index (FSI): 

Landscaped 24% 

Area: 

Gross Floor Residential: 22 167.8 mL (238,612 sq. ft.) 

Area: Commercial: 865 m2 (9 312 sq. ft.) 

Number of 260 units 

units: 

Anticipated 650 people 

Population: *Average household sizes for all units 

(by type) for the year 2011 (city average) 

based on the 2013 Growth Fore casts for 

the City of Mississauga. 

Parking 427 parking spaces 

Required: 

Parking 342 parking spaces underground 

Provided: 1 0 parking spaces surface, shared visitor 

and commercial parking 

Supporting Planning Justification Report 
Documents: Micro Climate Analysis 

Noise Control Feasibility Study 

Urban Design Brief 

Sun/Shadow/Wind Study 

Phase 1 Environmental Site Assessment 

Geotechnical Study 

Traffic Impact Study 

Functional Servicing Report 
Community Infrastructure Impact Study 

Site Characteristics 
Frontage: 77.12 m(253 ft.) 

Depth: 47.52 m (155.9 ft.) 

Net Lot Area: 0.32 hectares (0.8 acres) 

Existing Use: Vacant parcel of land 
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Planning and Development Committee -4-
File: OZ 13/017 W7 

June 3, 2014 

Additional information is provided in Appendices I-1 to I-12. 

Green Development Initiatives 

The applicant has identified several green development initiatives 

that will be incorporated into the development, including: on-site 

sediment control measures; a green roof covering 75% of the roof 

area; pedestrian specific lighting; and secured weather protected 

bicycle parking. 

Neighbourhood Context 

The subject property is located one block north and west of the 

major intersection of Dundas Street and Hurontario Street within 

the Cooksville neighbourhood, a well-established, mixed use area 

centered around the four corners with a strong sense of place, 

urban village and main street character. The existing active, mixed 

use buildings and highly pedestrianized area reinforces the 

distinctive image of this area. 

Information regarding the history of the site is found in 

Appendix I -1. 

The surrounding land uses are described as follows: 

North: Three storey townhouses and further north is TL Kennedy 

Secondary School; 

East: A 13 storey, seniors apartment building with commercial 

uses on the ground floor; 

South: Surface private parking lot; and 

West: Detached dwellings. 

Mississauga Official Plan Designation and Policies for the 
Downtown Cooksville Character Area. 

The subject property is located in the Downtown Cooksville 

Character Area and is designated "Residential High Density" 
(see Appendix I-3), which permits a maximum building height of 

25 storeys and an FSI of 1.8. 



11 - V

Planning and Development Committee - 5 -
File: OZ 13/017 W7 

June 3, 2014 

The site is also subject to "Special Site 3" policies, which permits a 

maximum of 121 apartment units; a maximum height of 13 

storeys; and a maximum of 27 condominium townhouse units. 

Development is intended to be generally consistent in its massing 

and scale within the Character Area with use of taller more 

prominent buildings to be located on the north side of Agnes Street 

away from the main street area. 

Urban Design Policies 

The urban design policies of Mississauga Official Plan (MOP) 

require that building, landscaping and site design are compatible 
with site conditions and will create appropriate transition to 

existing and planned development and establish visual and 

functional relationships between individual buildings, groups 

of buildings and open spaces. These elements should also address 

the effects of additional noise, unattractive views, other negative 

impacts and will buffer adjacent land uses. 

Other relevant policies in the MOP that are applicable in the 
review of these applications, are found in Appendix I -11. 

Criteria for Site Specific Official Plan Amendments 

Policy 19.5 .1 of Mississauga Official Plan contains criteria that 

require an applicant to submit satisfactory planning reports to 

demonstrate the rationale for the proposed amendment as follows: 

• that 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; 

• that the lands are suitable for the proposed uses, and 

compatible with existing and future uses of surrounding 
lands; and 
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Planning and Development Committee - 6 -
File: OZ 13/017 W7 

June 3, 2014 

that there are adequate engineering services, community 

infrastructure and multi-modal transportation systems to 
support the proposed application. 

Hurontario/Main Street Corridor Master Plan 

The Hurontario/Main Street Corridor Master Plan Study (20 1 0) 
identifies the area north of Agnes Street and west of Hurontario 

Street as being suitable for higher density residential buildings, up 

to 25 storeys in keeping with the existing character of the area. 

Proposed Official Plan Designation and Policies for the 
Downtown Cooksville Character Area 

To amend the existing "Residential High Density- Special 
Site 3" policies to permit an apartment building with a height of 28 
storeys. 

Existing Zoning 

"RA4-27" (Apartment Dwellings-Exception), which permits 

apartment dwellings in addition to other uses including long-term 

care dwellings, retirement dwellings and townhouses. The site 

specific zoning is the result of a previous approval for an 

integrated townhouse and apartment building development, which 
permits up to 121 apartment units with a maximum building height 

of 13 storeys. The maximum number of townhouse dwelling units 

is 27, which have been constructed (see Appendix 
I-10). 

Proposed Zoning By-law Amendment 

"RA4-Exception" (Apartment Dwellings-Exception) to permit, 
in addition to the existing townhouses the following: 

• one apartment building containing 260 units; 

• maximum height of 28 storeys; 

• floor space index (FSI) of7.06; 

• 865.1 m2 (9,312 sq. ft.) of retail; 

• minimum landscape area of263 m2 (2,831 sq. ft.) at grade; 
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Planning and Development Committee -7-
File: OZ 13/017 W7 

June 3, 2014 

• minimum outdoor amenity space at 713m2 (7,674 sq. ft.). 

A complete list of proposed zoning standards are identified in 
Appendix I-10 attached to this report. 

Bonus Zoning 

On September 26, 2012, Council adopted Corporate Policy and 
Procedure 07-03-01 - Bonus Zoning. In accordance with 
Section 37 of the Planning Act and policies contained in the 
Official Plan, this policy enables the City to secure community 
benefits when increases in permitted height and/or density are 
deemed to be good planning by Council through the approval of a 
development application. Should these applications be approved 
in principle by Council, staff will report back to Planning and 
Development Committee on the provision of community benefits 
as a condition of approval. 

COMMUNITY ISSUES 

A community meeting is scheduled to be held by the Ward 7 
Councillor, Nando Iannicca, on June 18", 2014. The community 
comments from this meeting and the comments raised during the 
Planning and Development Committee will be considered in the 
evaluation of the applications and will be addressed as part of the 
Supplementary Report. 

DEVELOPMENT ISSUES 

Agency comments are summarized in Appendix I-8 and school 
accommodation information is contained in Appendix I-9. Based 
on the comments received and the applicable Mississauga Official 
Plan policies, the following matters will have to be addressed prior 
to the Supplementary Report: 

• 
• 
• 

proposed urban design including massing and public realm; 

appropriate height and density; 
shadow and privacy on abutting properties; 
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Planning and Development Committee - 8 -
File: OZ 13/017 W7 

June 3, 2014 

FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

traffic and access concerns from Agnes and Cook Streets, and 
from the private road for the existing townhouses to the 
north; 

the proposed number of parking spaces; 
compliance with the existing servicing agreement under File 
OZ-96/30 W7; and 

servicing and storm water management. 

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 
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 applications. 

Appendix I-1: Site History 
Appendix I-2: Aerial Photograph 

Appendix I-3: Excerpt of Downtown Cooksville Character Area 
Map 

Appendix I-4: Excerpt of Existing Land Use Map 
Appendix I-5: Excerpt of Zoning Map 
Appendix I -6: Concept Plan 
Appendix I-7: Elevations 
Appendix I -8: Agency Comments 
Appendix I-9: School Accommodation 
Appendix I -1 0: Proposed Zoning Standards 
Appendix I -11 : Mississauga Official Plan policies 
Appendix I -12: General Context Map 

Edward R. Saj ecki 
Commissioner of Planning and Building 

Prepared By: Michael Hynes, Development Planner 
K:\PLAN\DEVCONTL\GROUP\WPDATA\PDC\2014\0Z-13-017InformationReport45Agnes.doc\hr\jc\1-8 
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Appendix I -1 

Eminence Living Inc. File: OZ 13/017 W7 

Site History 

• September 15, 1997- City Council adopted Resolution PDC-16-97 
recommending approval of the rezoning application for the subject lands under 

File OZ-96/30 W7 to permit a maximum of 121 apartment units and 27 
condominium townhouse units. 

• May 5, 2003 The Region of Peel approved Mississauga Plan policies for the 
Downtown Cooksville Character Area which designated the subject lands 
"Residential High Density" 

• June 20, 2007- Zoning By-law 0225-2007 came into force, zoning the subject lands 
"RA4-27" (Apartment Dwellings -Exception). 

• July 201 0 - City Council endorsed the Hurontario/Main Street Corridor Master Plan. 

November 14,2012- 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 
"Residential High Density" in the Downtown Cooksville Character Area. 
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Appendix I-8, Page 1 

Eminence Living Inc. File: OZ 13/017 W7 

Agency Comments 

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

applications. 

I Agency I Comment 
Date I Comment I 
Region of Peel Private servicing easements may be required. This will be determined 

(January 8, 2014) once the site servicing proposal is reviewed. 

Please be advised that all report requirements must be included in a 
co1nprehensive FSR and resubmitted for our review, modelling and 

feedback. 

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

Catholic District District School Board responded that they are satisfied with the 

School Board and the current provision of educational facilities for the catchment area and, 

Peel District School as such, the school accommodation condition as required by City of 

Board Mississauga Council Resolution 152-98 pertaining to satisfactory 

(January 3, 2014) arrangements regarding the adequate provision and distribution of 
educational facilities need not be applied for this development 

application. 

In addition, if approved, the Peel District and Dufferin-Peel Catholic 
District School Boards also require certain conditions to be added to 
applicable Servicing and Development Agree1nents and to any 

purchase and sale agreements. 

City Community In the event that the application is approved, the Community Services 

Services Department Department - Park Planning note the following conditions. 

- Parks and Forestry 
Division/Park "In comments dated January 15,2014, this Department indicated that 

Planning Section Sgt. David Yakichuk Park (P-263) is located approximately 
(January 15, 2014) 250m (820ft.) from the subject site and contains a play site and, 

Brickyard Park (P-416) is approximately 370m (1,214 ft.) from the 

site and contains two lit ball diamonds, a natural ice rink, a lit soccer 
field, a spray pad, two play sites, a parking lot, a washroom, toboggan 

hill, and lit pathways. 
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Appendix I-8, Page 2 

Eminence Living Inc. File: OZ 13/017 W7 

I Agency I Comment 
Date I Comment I 

Prior to by-law enactment, a cash contribution for street planting will 
be required. Further, prior to the issuance of building permits, 

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 City's Policies and By-laws." 

City Transportation In comments dated May 22, 2014 this department confirmed receipt 

and Works of the Site Plan, Noise Feasibility Study, Geotechnical Report, 

Depmiment Phase 1 Environmental Site Assessment, Traffic Study and a 
Functional Servicing Report in support of the rezoning application 

which are currently under review. Preliminary comments and 
conditions have been provided to the applicant indicating that 
notwithstanding the findings of these reports and drawings, additional 

technical details are required. 

Prior to a Supplementary Report proceeding to Council, the applicant 

has been requested to provide a complete Environmental Site 
Servicing Screening Questionnaire and Declaration (ESSQD) and a 

Letter of Reliance in support of the submitted Phase 1 Environmental 

Site Assessment. 

Additional infonnation has also been requested concerning the 
proposed temporary access arrangements and fire routes necessary to 
accommodate the adjacent condominium PCC-615 immediately to the 

north while the proposed development under construction. These 
proposed interim access arrangements will require the approval of the 

Peel District School Board. We have also requested that the owner 
make satisfactory arrangements with Fire and the Region of Peel for 
the temporary and ultimate internal circulation required in suppoti of 

this development. 

Other City The following City Departments and external agencies offered no 
Departments and objection to these applications provided that all technical matters are 
External Agencies addressed in a satisfactory manner: 

Canada Post 

Fire Prevention, Community Services Division 
Enersource 
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Appendix I-8, Page 3 

Eminence Living Inc. File: OZ 13/017 W7 

I Agency I Comment 
Date I Comment I 

Bell Canada 

The following City Department and external agencies were circulated 

the applications but provided no comments: 

Go Transit 
CP Rail 
Trillium Health Partners 

Rogers Cable 
Mississauga Transit 
Heritage Planning, Culture Division, Community Services 

Department 



11 - XX

Appendix I -9 

Eminence Living Inc. File: OZ 13/017 W7 

School Accommodation 

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

• Student Yield: • Student Yield: 

29 Kindergarten to Grade 6 11 Junior Kindergarten to Grade 8 
8 Grade 7 to Grade 8 3 Grade 9 to Grade 12/0AC 
8 Grade 9 to Grade 12/0AC 

• School Accommodation: • School Accommodation: 

Cashmere A venue Public School Father Daniel Zanon 

Enrolment: 438 Enrolment: 440 
Capacity: 461 Capacity: 440 
Portables: 0 Portables: 2 

Queen Elizabeth Senior Public School Father Michael Goetz 

Enrolment: 355 Enrolment: 1558 
Capacity: 262 Capacity: 1593 
Portables: 5 Portables: 0 

T.L. Kennedy Secondary School 

Enrolment: 662 
Capacity: 1,263 
Portables: 0 

* Note: Capacity reflects the Ministry of 
Education rated capacity, not the Board rated 
capacity, resulting in the requirement of 
portables. 
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Eminence Living Inc. File No.: OZ 13/017 W7 

Proposed Zoning Standards 

"RA4-27" Regulations Proposed "RA4-Exception" 

Maximum Floor Space Index 1.8 7.06 
- Apartment Dwelling Zone 
Maximum number of 121 260 
apartment dwelling units 
Maximum height 13 storeys 28 storeys 
Maximum projection of a 1.5 metres 1.5 metres 
balcony outside the buildable 
area 
Maximum projection of a bay 0.3 metres 1.5 metres 
window outside the buildable 
area 
Minimum landscaped area 45% of the lot area 24% of the lot area 



11 - XXII

Appendix I -11, Page 1 

Eminence Living Inc. File No.: OZ 13/017 W7 

Mississauga Official Plan Policies 

There are numerous policies that would apply in reviewing this application to increase the FSI 

and density on the site. An overview of some of these policies are found below: 

Specific Policies General Intent 
...= Policy 5.1.4, Policy 5.1.6, Section 5.3 The Mississauga Official Plan (MOP) will ...... 
~ Policy 5.3.1.2, Policy 5.3.1.3, ensure that most of Mississauga's future 0 
;.... 

Policy 5.3.1.4, Policy 5.3.1.8 growth will be directed to Intensification 0 
...... 

Policy 5.3.1.9, Policy 5.3.1.10 Areas and that the Downtown is an eJ 
Q.l 
;.... 

Policy 5.3.1.11, Policy 5.3.1.12 Intensification Area . ... 
~ 
I Policy 5.3.1.13, Policy 5.4.12, 

l() 
;.... Policy 5.5.8, Policy 5.5.9, 
Q.l ...... 

Policy 5.5.12, Policy 5.5.14, ~ 
~ 

...= Policy 5.5.15 u 

e Policy 9.2.1.2, Policx 9.2.1.3 The MOP will ensure that tall buildings 
;.... 

Policy 9.2.1.4, Policy 9.2.1.6 will provide built form transitions to 0 
~ 

= Policy 9.2.1.7, Policy 9.2.1.9 surrounding sites, be appropriately spaced 
~ 

,.Q Policy 9.2.1.11, Policy 9.2.1.12 to provide privacy and permit light and sky ;.... 
;::J Policy 9 .2.1.13, Policy 9 .2.1.14 views, minimize adverse microclimatic Q.l -,.Q Policy 9.2.1.15, Policy 9.2.1.16 impacts on the public realm and private ~ 
;.... 

Policy 9.2.1.17, Policy 9.2.1.20 amenity areas and incorporate podiums to ... 
1:11 
Q.l 

~ Policy 9 .2.1.22, Policy 9 .2.1.24 mitigate pedestrian wind conditions. 
~ 

"0 Policy 9.2.1.25, Policy 9.2.1.26 -·s Policy 9 .2.1.27, Policy 9 .2.1.28 
~ 
I Policy 9.2.1.29, Policy 9.2.1.30 

0\ 
;.... Policy 9 .2.1.31, Policy 9 .2.1.3 3 
Q.l ...... 

Policy 9.3.3.2 ~ 
~ 

...= 
u 



11 - XXIII

Appendix I -11, Page 2 

Eminence Living Inc. File No.: OZ 13/017 W7 

Specific Policies General Intent 

--- Policy 9.5 .3 - Various policies The MOP will ensure that tall buildings 
"'0 
~ design and materials selected are = = ... fundamental to good urban form and are of ...... 
= ~ the highest standards. Buildings will ~ ,_., 

0\ minimize undue physical and visual 
J. 
~ negative impacts relating to noise, sun, ...... 
Q.. 
~ shadow, views, skyview and wind . ..d u 

= Policy 12.1.2.2 Notwithstanding the Residential High 
~ Density policies of this Plan, the maximum ~ ...... 
= building height for lands designated ~ 
~ 

Residential High Density will not exceed ~ 
M 25 storeys. ,....., 
J. 
~ ...... 
Q.. 

Section 12.4 Downtown Cooksville Special Site Policy 3 of the Downtown ~ 
..d u Policy 12.4.3.3.1 Cooksville policies of the Mississauga 

Policy 12.4.3.3.2 Official Plan ensures that development on 

this site will have a maximum of 121 

apartment units and a maximum of 27 
condominium townhouse units. The 

apartment building will not exceed 13 

storeys. 
11). Policies 9.3.1.4, 9.3.1.7, 9.3.1.8, 9.3.1.9- Built form policies with respect to the 
~ ... 

Public Realm Public Realm, Site Development and ~ ... -~ Policies 9.5.1, 9.5.1.1, 9.5.1.2,9.5.1.3, Building provide direction on ensuring Q.. 

"'0 9.5.1.11, 9.5.1.12, 9.5.1.14- Site compatibility with existing built form, ~ ...... 
~ 

Development and Buildings natural heritage features and creating an -~ -- Policy 8.2.3.4- Create a Multi-Modal attractive and functional public realm. 
~ 

..d City ...... 
0 

Policies 9.5.2.1, 9.5.2.2, 9.5.2.3, 9.5.2.5, 

9.5.2.6, 9.5.2.11 -Site Development 
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