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DATE:

TO:

FROM:

SUBJECT:

May 7, 2013

Chair and Members of Planning and Development Committee
Meeting Date: May 27, 2013

Edward R. Sajecki
Commissioner of Planning and Building

Information Report

Official Plan Amendment, Rezoning and Draft Plan of
Subdivision Applications

To permit 5 commercial buildings and 11 detached dwellings

5267 Mississauga Road

East side of Mississauga Road, north of Melody Drive and
south of the CPR rail corridor

Owner: 1731860 Ontario Limited

Applicant: John D. Rogers & Associates Inc

Bill 51

Public Meeting Ward 11

RECOMMENDATION:

That the Report dated May 7, 2013, from the Commissioner of
Planning and Building regarding the applications to amend the
Official Plan from "Residential Low Density II" to "Residential
Low Density II", "Mixed Use — Special Site" and "Greenbelt" and
to change the Zoning from "D" (Development) to "R4-Exception"
(Detached Dwellings), "C2-Exception" (Neighbourhood
Commercial), "G1" (Greenbelt - Natural Hazards) and "G2-1"
(Greenbelt - Natural Features - Exception), and a Draft Plan of
Subdivision to permit five (5) commercial buildings and eleven
(11) detached dwellings, under files OZ 11/019 W11 and
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T-M11006 W11, 1731860 Ontario Limited, 5267 Mississauga
Road, be received for information.

REPORT
HIGHLIGHTS:

e Community concerns include increased traffic in the area, the
number and size of the residential lots and the types of
businesses in the commercial plaza.

e Prior to the Supplementary Report, matters to be further
evaluated include the phasing of the proposed development, the
relationship of the proposed development configuration with
the adjacent residential neighbourhood and Kraft Mill and the
appropriateness of a significant commercial development
located outside of a Node boundary.

BACKGROUND:

Applications to amend the Official Plan and Zoning By-law and an
application for a Draft Plan of Subdivision have been received to
permit a retail/office development and detached dwellings on the
subject site. The commercial component comprises four single
storey retail buildings and a two storey building that is intended
primarily for office uses towards the interior of the site. Vehicular
access to the commercial uses is provided directly from
Mississauga Road. Eleven two storey detached dwellings would
front Melody Drive and are proposed to each have a gross floor
area of 348 m” (3,746 sq. ft.). The applicant also proposes to
redesignate as "Greenbelt" and rezone as "G1" (Greenbelt —
Natural Hazards) a small portion of land located at the south-east
corner of the site that is susceptible to flooding. A small strip of
land adjacent to the natural hazards land is required to be
redesignated "Greenbelt" and zoned “G2-1" (Greenbelt — Natural
Features — Exception) to act as a greenbelt buffer zone.

- The above-noted applications have been circulated for technical

comments and a community meeting has been held. The purpose
of this report is to provide preliminary information on the
applications and to seek comments from the community.
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COMMENTS: Details of the proposal are as follows:

Development Proposal

Applications December 22, 2011 (Received)
submitted: February 2, 2012 (Complete)
February 14, 2013 (Last Revision)
Gross Floor Retail: 4 723 m” (50,840 sq. ft.)
Area: Office: 4 488 m” (48,310 sq. ft.)
Residential: 3 828 m” (41,206 sq. ft.)
Lot Coverage: | Retail/Office: 21%

Detached Dwelling Lots: 45%

Floor Space Retail/Office: 0.27

Index:
Landscaped Retail/Office: 25%
Area:
Net Density: 23.9 units/ha

9.7 units/acre

Anticipated 38*

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 Retail/Office:
Required: 497 spaces
Residential: 22 spaces
Parking Retail/Office:
Provided: 507 spaces
Residential: 44 spaces
Supporting Planning Justification Report
Documents: Phase I Environmental Site Assessment and

Preliminary Geotechnical Investigation
Traffic Impact Study

Functional Servicing Report

Stage 1 & 2 Archaeological Assessment
Assessment of Noise Impact from Kraft Mill
Road/Rail Traffic Noise and Vibration
Impact Study
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Site Characteristics

Frontage onto
Mississauga Rd: | 198.7 m (651.9 ft.)
Depth: 240.0 m (787.4 ft.)
Net Lot Area: 3.80ha (9.4 ac.)
Existing Use: Vacant land

Additional information is provided in Appendices I-1 to I-11.
Neighbourhood Context

The subject property is located on the east side of Mississauga
Road, north of an established residential neighbourhood and south
of the Kraft Mill grain processing and filling facility site. The
entire north-east corner of Mississauga Road and Melody Drive
remains vacant except for the one storey auto repair building on a
separate property at the immediate corner. Information regarding
the history of the site is found in Appendix I-1.

The surrounding land uses are described as follows:

North: Canadian Pacific Railway with the Kraft Mill across the
train tracks and Streetsville further north

East:  Canadian Pacific Railway and the Credit River

South: Two storey detached dwellings across Melody Drive

West: A one storey place of religious assembly (Kingdom Hall
of Jehovah's Witnesses) and two storey detached
dwellings across Mississauga Road

Current Mississauga Official Plan Designation and Policies for
Central Erin Mills (November 14, 2012)

Mississauga Official Plan (2011) was adopted by City Council on
September 29, 2010 and partially approved by the Region of Peel
on September 22, 2011. The Plan was appealed in its entirety,
however, on November 14, 2012, the Ontario Municipal Board
(OMB) issued a Notice of Decision approving Mississauga Official
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Plan, as modified, save and except for certain appeals. The appeals
do not affect the current land use designation of the subject
property.

The subject lands are located with a Neighbourhood Area
(Central Erin Mills) and on a Corridor (Mississauga Road). A
small portion at the north end of the site is within a Major Transit
Station Area, as it falls within 500 m (1,640 ft.) of the Streetsville
GO Transit station. The lands are designated "Residential Low
Density II" which permits detached dwellings, semi-detached
dwellings, duplex dwellings and triplexes, street townhouses and
other forms of low-rise dwellings with individual frontages. The
applications are not in conformity with Mississauga Official Plan
as the proposed commercial uses are not permitted in the
"Residential Low Density II" land use designation.

There are other policies in the Official Plan which also are
applicable in the review of these applications including
Residential, Retail, Greenbelt and Urban Design policies (See
Appendix [-10).

Proposed Official Plan Designations

"Mixed Use — Special Site" to permit the proposed commercial
uses across the majority of the site while specifically prohibiting
residential uses. As the "Mixed Use" policies of Mississauga
Official Plan are currently subject to an OMB appeal, a "General
Retail Commercial — Special Site" designation under Mississauga
Plan (2003) may be required.

"Residential Low Density II" to maintain the existing
"Residential Low Density II" designation on the south portion of
the site to permit detached dwellings fronting on to Melody Drive.

"Greenbelt" to recognize the hazard and greenbelt buffer portions
of the property located towards the south-east.
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Existing Zoning

"D" (Development), which permits a building or structure legally
existing on the date of passing of Zoning By-law 0225-2007 and
the existing legal use of such building or structure.

Proposed Zoning By-law Amendment

"C2-Exception" (Neighbourheood Commercial), to permit the
proposed retail and office uses. The applicant has requested
exception provisions in order to prohibit the following "C2" base
zone uses: funeral establishment; commercial, private or public
school; overnight accommodation; university/college; day care;
dwelling unit of any kind including above first floor commercial;
education and training facility; lodging house; mobile home.

"R4-Exception' (Detached Dwellings) to permit the proposed
detached dwellings on the north side of Melody Drive. The
requested development standards are as follows:

Development "R4" Zone Proposed "R4-Exception"
Standard Requirement Zone standard

Minimum lot area — | 365 m” 417.5 m* (4,494.1 sq. ft.)
interior lot (3,928.9 sq. ft.)

Minimum lot frontage | 12 m (39.4 ft.) 13.7m (449 ft.)
— interior lot

Maximum lot 40% 45%
coverage

"G1" (Greenbelt - Natural Hazards) and "G2-1" (Greenbelt -
Natural Features - Exception) to permit greenbelt uses and a
greenbelt buffer. The "G2-1" zone provides for a minimum natural
protection area depth of 5.0 m (16.4 ft.).

COMMUNITY ISSUES

Community meetings were held by Ward 11 Councillor,
George Carlson on June 21, 2012 and September 27, 2012 and
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May 6, 2013. The following is a summary of issues raised by the
community:

- Increased traffic volumes on Mississauga Road and Erin Centre
Boulevard will make it difficult for local traffic to move within
the neighbourhood;

- The number of houses proposed for Melody Drive should be
reduced so that the lot sizes are more reflective of those in the
neighbourhood south of Melody Drive and will not
subsequently lower the residential property values in the area;

- Concerns were raised that the southern most parking lot may
incorporate a direct vehicular access on to Melody Drive;

- The proposed two storey commercial building backing onto the
detached dwellings may be visible from Melody Drive;

- Questions on whether there will be a future grade separation
of Mississauga Road at the Canadian Pacific Railway (CPR)
tracks and if so, what will the impact will be on the
development proposal;

- Concerns were also raised about the types of businesses that
will locate within the retail/office plaza.

Written correspondence has also been received by staff and the
Councillor expressing similar concerns.

DEVELOPMENT ISSUES

Agency comments are summarized in Appendix [-7 and school
accommodation information is contained in Appendix [-8. Based
on the comments received and the applicable Mississauga Plan
policies the following matters will have to be reviewed:

e  Phasing of construction, particularly as it relates to noise
mitigation for the proposed detached dwellings;
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FINANCIAL IMPACT:

CONCLUSION:

ATTACHMENTS:

e Relationship of the proposed uses with the adjacent residential
neighbourhood and Kraft Mill;

e  Resolution of design details and zoning standards;

e  Impact of any future grade separation of Mississauga Road at
the CPR tracks;

e  Appropriateness of a significant commercial development
located outside of a Node boundary and fronting the
Mississauga Road Scenic Route.

OTHER INFORMATION
Development Requirements

In conjunction with the proposed development, there are certain
other matters which will require the applicant to enter into
appropriate agreements with the City, the details of which will be
dealt with during the processing of the plan of subdivision.

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.

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 Central Erin Mills Neighbourhood
Land Use Map

Appendix I-4: Excerpt of Existing Land Use Map

Appendix I-5:  Concept Plan

Appendix 1-6:  Proposed Draft Plan of Subdivision

Appendix I-7: Proposed Elevations
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Appendix [-8: Agency Comments

Appendix [-9:  School Accommodation
Appendix I-10: Mississauga Official Plan Policies
Appendix I-11: General Context Map

é/kaﬁj)/

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Ben Phillips, Development Planner

KA\PLAN\DEVCONTL\GROUP\WPDATA\PDC1\0Z11019_TM11006 W11_Info Report_ds_bp.so.docx
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Site History
e  May 20, 1953 — Minister of Planning and Development approved previous Official
Plan which designated the lands Industrial.

e  April 21, 1954 — Zoning By-law 1614 came into force zoning the lands M1, which
permitted industrial uses.

e  December 20, 1983 — Minister of Municipal Affairs and Housing approved the Central
Erin Mills Secondary Plan.

e  September 12, 1984 — Minister of Municipal Affairs and Housing lifted the deferral of
the land use designation and approved the "Residential — Low Density II" designation
for the subject lands.

e June 4, 1985 — Application OZ/35/85(W) was submitted by Winess Land
Developments Limited to amend the Official Plan from Residential Low Density to
General Industrial, and to rezone the lands for industrial uses to permit an industrial
development. The owners referred the proposed amendment and rezoning to the
Ontario Municipal Board (OMB) on July 11, 1985. The application was abandoned by
the owner and subsequently dismissed by the OMB on April 2, 1987.

e  February 26, 1986 — Applications OZ/26/86(W) and T-86021(W) were submitted by
Winess Developments to redesignate and rezone the lands for commercial and
residential uses rather than the previously proposed industrial uses. The application
was further revised to eliminate the residential component on October 5, 1988 so that it
could be considered under a separate rezoning application. On January 28, 1991
Council deferred the decision on the proposed commercial centre to complete a policy
study on phasing options for retail commercial development and a detailed traffic
study.

e  October 5, 1988 — Application OZ-094/88(W) was submitted by Winess Developments
to consider the 17 detached residential lots previously considered under OZ/26/86(W).
Council approved the application on January 28, 1991.

e  January 27, 1992 — Official Plan Amendment, Rezoning and Subdivision applications
were submitted by Winess Developments (OZ-007/92 W6 and T-90026 W6) to
consider the redevelopment of the site for 17 detached dwellings fronting Melody
Drive and 93 townhouses on the balance of the property. These applications
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superseded OZ/26/88(W) and OZ-094/88(W). Council approved the Official Plan
Amendment, Rezoning and Subdivision applications submitted by Winess on July 14,
1993, subject to a number of conditions.

e  October 6, 1993 — An Official Plan application, under file number OZ-048/93 W6,
proposing a mix of industrial, commercial and residential uses for 5267 Mississauga
Road was submitted by Nabisco Brands Ltd., owner of Reid Mill (now known as the
Kraft Mill), across the rail corridor to the north of the site. Nabisco was in strong
opposition to the proposal by Winess (OZ-007/92 W6) on the basis that the
construction of housing across the entire site would put Nabisco in peril of
contravening provincial and municipal noise regulations given the significant amount
of noise generated by the mill. The Nabisco application was intended to act as an
alternate proposal to the Winess application.

e  August 1993 — Nabisco Brands Ltd., appealed Council’s decision to approve
0Z-007/92 W6 and T-90026 W6 to the OMB.

e  November 8§, 1993 — Nabisco asked the Minister of Municipal Affairs to refer Official
Plan Amendment OZ-048/93 W6 to the OMB. The application was referred to the
OMB on November 25, 1993. On February 9, 1994, Council refused application
0Z-048/93 W6 and directed City staff to attend the OMB Hearing in opposition to the
proposal.

e  November 8, 1994 — The Ontario Municipal Board issued its decision to overturn
Council’s approval of application OZ-007/92 W6 and T-90026 W6 citing that the
residential proposal did not represent good planning and would jeopardize Reid Mill’s
operation and future expansion of the use. In a joint decision, the OMB, also
unconvinced by Nabisco’s proposal for industrial uses on the site, refused application
0Z-048/93 W6, stating that it was not appropriate or consistent with the overall
planning for the City’s needs.

e  May 5, 2003 — The Central Erin Mills District Policies and Land Use Map of the
Mississauga Plan are approved by the Region of Peel, designating the lands as
Residential — Low Density II.

e June 20, 2007 — Zoning By-law 0225-2007 came into force except for those sites
which have been appealed. The subject lands were and continue to be zoned "D"
(Development).







14N02
ANOHJWAS

— “’

SARA

gwﬁ
9
<

STREET

PART OF SCHEDULE

10 LAND USE DESIGNATIONS

OF MISSISSAUGA OFFICIAL PLAN

LAND USE DESIGNATIONS

I:] Residential Low Density |

Residential Low Density Il

Residential Medium Density

Residential High Density

Downtown Mixed Use

Downtown Core Commercial

Mixed Use

Convenience Commercial

Motor Vehicle Commercial

CARECORRE0

Office

LAND USE LEGEND

IMEE Heritage Conservation District

== 1996 NEP/2000 NEF
30 Composite Noise Contours

LBPIA Operating Area Boundary

See Aircraft Noise Policies

[7 Area Exempt from
‘,I‘ LBPIA Operating Area

Natural Hazards

CITY STRUCTURE

Elements

E Downtown
[ major Node
E Community Node
] neighbourhood

ND2 Region of Peel Non-Decision

D SUBJECT LANDS

SUBJECT:
1731860

l: Business Employment
Industrial

Airport

Institutional

Public Open Space
Private Open Space
Greenbelt

Parkway Belt West

Utility

200000000

To Be Determined

Civic Centre (City Hall)
City CentreTransit Terminal
GO Rail Transit Station
Public School

Catholic School

Hospital

E-»u;‘;qm

Community Facilities

E Corporate Centre
Employment Area
:] Special Purpose Area

ONTARIO LIMITED

=
FILE NO:

ERIN MILLS pryyy.

T-M11006 W11 &
0Z 11019 W11

DWG. NO:
11019L

SCALE:

1:3000
DATE:
2013 05 27

DRAWN BY:
|K. PROKOP

CREDITVIEW

MISSISSAUGA Produced by

.a; Planning an

€1 XIANHddV

d Building T&W, Geomatics

DESIGN  FILE



Gl

GREENBELT

MULLET  CREFK

J
.i
.i
.i
.i

|

|
I

VACANT

R1

PLACE OF
. RELIGIOUS
ASSEMBLY

AUGA

SISS
]

2 MIS
o,

198.72
gy

|

RA2-13 ~.

APARTMENTS

".h"
J

E2-113

INDUSTRIAL
(KRAFT MILL)

"~..
RM4

TOWNHOUSES

r———
. PROPOSED REZONING FROM ‘D’ (DEVELOPMENT)

LEGEND:

F
N .
SUBJECT LANDS

/?/Vé\@

PROPOSED REZONING FROM ‘D’ (DEVELOPMENT)
TO 'R4-EXCEPTION’ (DETACHED DWELLINGS)
TO PERMIT A PLAN OF SUBDIVISION FOR 11

]_- e —— DETACHED DWELLINGS.

G1-13 PROPOSED OFFICIAL PLAN AMENDMENT FROM
"RESIDENTIAL-LOW DENSITY II” TO "MIXED
USE-SPECIAL SITE” AND

1
.\ TO 'C2-EXCEPTION’ (NEIGHBOURHOOD COMMERCIAL)
TO PERMIT FIVE (5) COMMERCIAL BUILDINGS.

PROPOSED OFFICIAL PLAN AMENDMENT FROM
: { "RESIDENTIAL-LOW DENSITY II” TO "GREENBELT”

AND

PROPOSED REZONING FROM ‘D’ (DEVELOPMENT)
_ < TO 'G1 (GREENBELT - NATURAL HAZARDS) TO

- / PERMIT GREENBELT.

- PROPOSED OFFICIAL PLAN AMENDMENT FROM
"RESIDENTIAL-LOW DENSITY II” TO "GREENBELT”

-
a
S GREENBELT

/ AND
< PROPOSED REZONING FROM ‘D’ (DEVELOPMENT)
/ TO ‘G2-1 (GREENBELT-NATURAL FEATURES-
EXCEPTION) TO PERMIT GREENBELT.

GREENBELT OVERLAY

NOTE: THE "MIXED USE” POLICIES UNDER
GREENBELT
MISSISSAUGA OFFICIAL PLAN ARE CURRENTLY

UNDER CITY-WIDE APPEAL.

VACANT 5,
R2-9 N
b, N 61.05 EXISTING ZONING DELINEATED ON THE PLAN
'\' DWELLINGS C5-3 g’ PROPOSED ZONING INDICATED BY SHADING WITHIN
3 el N THE APPLICATION AREA. 4
\ STATION s THIS IS NOT A PLAN OF SURVEY. %
: (- TR G q L — & .-
] SYMPHONY COURT ™* MELODY' DRIVE i SUBJECT:
< i Gl 1731860 ONTARIO LIMITED
.I - . - FILE NO:
o GREENBELT Iy T-M11006 W11 &
] | ] A0, 1, 0z 11019 Wi
s '-\ DWG. NO:
11019A
_I R3 SARA ST : SCALE:
: \ | '
| rog e, _ e
. K PDC DATE:
| R3 \, 2013 05 27 E
DWELLINGS DETACHED "o m
: DETACHED DWWELLIRGS \ DRAWN BY: %
’ DWELLINGS - K. PROKOP g
: , MELODY DRIVE ) FRMISSISSAUGA Produced by |
! Ity —r 1 - &= Planning and Building T&W, Geomatics |
T\Cadd\projects\reportmapey, 122937




SIS,

MIS:

V%

N

B\
AN
—
7 e
s

E
@
<
]
=
3
g
H
z
8 o
o NOTE: QUILIE OF SLDS ARE.
APPROTIMATE
g S s e
-
7

CoRC. wALKHAY A

el T

=

ROAD

AUGA

o
£
-
2
5
§
° COMBINATION. =l
z R g
T 3
(%0 BE OETWLED) 7
H
¢z
H
7
Sg
iz
3=
£
[
.
£
<
Sy
5

T

oo

g 8
s
i
i1
i
3 = ‘
sl
K iy im DRV, i e o ive-h
y — t = <
i or eI e o PRI & APTROCUATE  COTOIE o
A5 - SYMPHONY. (a3 o gév)&ﬁ . {FORMES CPTAR 4305
] R o N FeaN ime‘i—nm[‘ Y @ﬁ‘R Ty e %ﬂ""’ﬂ' s
#; - % Ty - Eid "y T Zewoes: o —
I e i % S e s St i
/) LOT1 | LOT2 | LOT 3 | LOT 4 N § LOT 5 1LOT6 | LOoT7; LOT8 | LOT§ | LOT 10,
) PLAN 43 M
-

L. REGISTERED

BL0uK 30
ettty
ook a0 pol e
BT

Bt
e KNOWN AS SYMPHONY COURT —
TD. }(FORMERLY SMEENA COURT BY REGISTERED PLAN A3N-437) ﬁ

D BY:
& EOWARD SURVEYING L1
RVEYORS, WOODBRIDGE

CONCEPT PLAN

I XIANHddV




EXISTING INDUSTRIAL

Block 3

Potential Go Transit Lands
0.056 ha

0.139 Acs,

Block 2
3.0m Road Widening
0.059 ha

0.146 Acs.

EXISTING PLACE OF
RELIGIOUS ASSEMBLY

BLOCK 1
(COMMERCIAL)

"3337ha
5 8248Ac.

EXISTING RESIDENTIAL

Automobile .
Repair
Facility

Block 4

Green Belt

0018ha
0.044 Acs.

E){IéTING RESIDENTIAL EXISTING RESIDENTIAL

PROPOSED DRAFT PLAN OF SUBDIVISIO

9-1 XIANHddV




APPENDIX I-7
PAGE 1

SINVNIL WNIOV INZSTAIE LOM S30Q JOVNOIS
KING Ld3ONOD SISUNY

Gi AWS rw

(107) HINOS - v 9NIgTINg \&/

T T Fwa O

w5

{QvoY VONVSSISSIW) 1S3m — v ONIdInG &/

T Voo GaHEN

T TSN

Wy T B T

SNOILVATTI d3S0d0dd




APPENDIX 1-7

PAGE2

SINYNIL TVNIOY (N3
AINC 1430N0T S, ISHYY

Geut IS /Ze

{0v0y VONVSSISSIAY 1SIM — g oNIding \/

SNOILVYATTE d3S0d0dd




PROPOSED ELEVATIONS

@ BUILDING E — NORTH (1 of 2)
SOALE: 1:125

/T BUILDING £ — NORTH (2 of 2)

A23/ SCALE: 1:125

/\BUILDING E — NORTH (OVERALL})
N3/ sont: 1:250

ARTIST'S CONCEPT ONLY
SIGNAGE DOES NOT REPRESENT ACTUAL TENANTS

| £4DVd
L1 XIANAddY



APPENDIX [-7
PAGE 4

SINYNIL VLDV INIS3HATY LON S300 ISVNOIS
JKIND 1d3ONOD S IS1iaY

STt WIS v

SONICING AYINT = @ Puo 3 ONIgHNg &/

oo T T T

SNOILVATTE d3S0d0dd





































	WATCH MEETING LIVE ONLINE http://www.mississauga.ca/videos
	INDEX - May 27, 2013
	ITEM 1 - Sign Variance Applications - By-law 0054-2002 File: BL.03-SIG (2011) 
	ITEM 2 - Public Meeting to permit 324 unit condominium apartment building - 1571, 1575 & 1601 Lakeshore Road West by Bousfields Inc.-File: OZ 12/010 W2
	ITEM 3 - Appeals to Region of Peel Official Plan Amendment (ROPA) 26 - File:  LA.09 REG

	ITEM 4 - Public Meeting to permit 5 commercial buildings and 11 detached dwellings - 5267 Mississauga Road - File: OZ 11/019 W11 and T-M11006 W11

