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Councillor Pat Mullin (Ward 2) 
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Councillor Frank Dale (Ward 4) 

Councillor Eve Adams(W ard 5) 

Councillor Carolyn Parrish (Ward 6) 

Councillor N ando Iannicca (Ward 7) 

Councillor Katie Mahoney (Ward 8) (Chair) 

Councillor Pat Saito (Ward 9) 

Councillor Sue McFadden (Ward 10) 

Councillor George Carlson (Ward 11) 

Mayor Hazel McCallion 

Contact: Jessica Reid, Legislative Coordinator, Office ofthe City Clerk 

905-615-3200 ext. 5423 / Fax 905-615-4181 

E-Mail: jessica.reid@mississauga.ca 



PLANNING & DEVELOPMENT COMMITTEE - NOVEMBER 30.2009 

CALL TO ORDER 

DECLARATIONS OF (DIRECT OR INDIRECT) PECUNIARY INTEREST 

MATTERS TO BE CONSIDERED 

AFTERNOON SESSION -1:30 P.M. 

1. SIGN VARIANCE APPLICATIONS - Sign By-law 0054-2002, as amended, BL.03.SIG 
(2009) 

2. PLANNING APPLICATION FEES REVIEW - Public Agency Applications Planning, 
and Building Department, City of Miss iss aug a, CD.21.PUB WI-II 

, 
3. SECOND SUPPLEMENTARY REPORT - Proposed Housekeeping Amendments, 

MississaugaZoning By-law 0225-2007, City of Miss iss aug a, Bill 51, BL.09.COM WI
II 

4. REGIONAL OFFICIAL PLAN AMENDMENT 25 (ROP A 25) - Monitoring Policies 
and Planning and Conservation Land Amendment Act Confonnity Policies, CD.OI.REG 



Planning & Development Committee - 2 - November 30, 2009 

EVENING SESSION -7:00 P.M. 

5. SECOND ADDENDUM REPORT - Official Plan Amendment and Rezoning 
Applications, Lot 3, Registered Plan C-24, northeast corner of Harborn Road and Grange 
Drive, Owner: Berkley Developments, Applicant: Korsiak & Company, Bill 20, OZ 
06/030 W7 

6. ADDENDUM REPORT - Official Plan Amendment and Rezoning Applications, 40 
Harborn Road & 29 Premium Way, southwest comer of Harborn Road and Premium 
Way, Owner: Berkley Developments, Applicant: Korsiak & Company, Bill 20, OZ 
06/031 W7 ~ 

7. SUPPLEMENTARY REPORT - Streetsville Infill Housing Study, Proposed Zoning By
law Amendments, Bill 51, CD.06.STR W 11 

8. SUPPLEMENTARY REPORT - Official Plan Amendment and Rezoning Applications, 
Part of Lot 1, Concession 1, W.H.S., northwest Quadrant ofHurontario Street and 
Eglinton Avenue West, Owner: Pinnacle International (Ontario) Limited, Applicant: 
Philip Levine, IBI Group, Bill 51, OZ 07/025 W5 

9. SUPPLEMENTARY REPORT - Official Plan Amendment and Rezoning Applications, 
1969 and 1971 Lakeshore Road West, northeast corner of Lakeshore Road West and 
Walden Circle, Owner: 607074 Ontario Limited, Applicant: Makow Associates 
Architect Inc., Bill 20, OZ 05/043 W2 

ADJOURNMENT 
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November 10, 2009 

Clerk's Files 

Originator's 
Files BL.03-SIG (2009) 

PLANNING & DEVELOPMENT COMMITIEE 

HOV 3 0 2009 

Chair and Members of Planning and Development Committee 

Meeting Date: November 30, 2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

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

RECOMMENDATIONS: That the Report dated November 10,2009 from the Commissioner 

of Planning and Building regarding Sign By-law 0054-2002, as 

amended, and the requested three (3) Sign Variance Applications 

described in Appendices 1 to 3 to the Report, be adopted in 
accordance with the following: 

1. That the following Sign Variances be granted: 

(a) Sign Variance Application 09-06106 

WardS 

Bell 

5099 Creekbank Rd. 

To permit the following: 

(i) One (1) fascia sign projecting l.2m (3.93 ft.) from 

the building wall. 

(ii) Three (3) directional signs each having a sign area 

of 1.67m2 (17.9 ft2) and a height of2.13m (6.99 ft.). 

(b) Sign Variance Application 09-06003 

Ward 7 

Bell 
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Planning and Development Committee - 2 -
BL.03-SIG (2009) 

November 10,2009 

BACKGROUND: 

COMMENTS: 

FINANCIAL IMPACT: 

47 Dundas S1. E. 

To permit the following: 

(i) One (1) fascia sign with a sign area ofO.37m2 (3.99 

ft2) on the building fac;ade. 

2. That the following Sign Variance not be granted: 

(a) Sign Variance Application 09-04464 

Ward 6 

TD Canada Trust 

1151 Dundas S1. W. 

To permit the following: 

(i) One (1) fascia sign not located on the unit occupied 

by the business. 

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

any person, authorize minor variances from the Sign By-law ifin the 

opinion of Council the general intent and purpose of the By-law is 

maintained. 

The Planning and Building Department has received three (3) Sign 

Variance Applications (see Appendices 1 to 3) for approval by 

Council. The application is accompanied by a summary page 

prepared by the Planning and Building Department which includes 

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

the variance required; an assessment of the merits (or otherwise) of 

the application; and Ii recommendation on whether the variance 

should or should not be granted. 

Not applicable. 
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Planning and Development Committee - 3 -
BL.03-SIG (2009) 

November 10,2009 

CONCLUSION: Council may authorize minor variances from Sign By-law 0054-

2002, as amended, if in the opinion of Council, the general intent 

and purpose of the By-law is maintained. Sign By-law 0054-2002, 

as amended, was passed pursuant to the Municipal Act. In this 

respect, there is no process to appeal the decision of Council to the 

Ontario Municipal Board, as in a development application under the 
Planning Act. 

ATTACHMENTS: Bell 

Appendix 1-1 to 1-10 

Bell 

Appendix 2-1 to 2-7 

TD Canada Trust 

Appendix 3-1 to 3-6 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Darren Bryan, Supervisor Sign Unit 

K:lpbdivisionl WPDAT A IPDC-SignsI2009 PDC SignsINov30 _ 09signvarianee _ 2.doe 
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MISSISSAUGA 

• 4 

SIGN VARIANCE APPLICATION REPORT 
Planning and Building Department 

November 10,2009 

FILE: 09-06106 

RE: - Bell 
5099 Creekbank Rd. - Ward 5 

APPENDIX 1-1 

The applicant requests the following variance to section 17(1) and 18(1) of the Sign By-law 
0054-2002, as amended. 

Section 17(1) Proposed 

A fascia sign may not project out from a One (1) fascia sign projecting 1.2m (3.93 ft.) 

building wall more than 0.6m (1.97 ft.). from the building wall 

Section 18(1) Proposed 
A directional sign shall have a maximum sign Three (3) directional signs each having a sign 

area ofO.75m2 (8.0 ft2) and maximum height area of 1.67m2 (17.9 ft2) and a height of 2.13m 

of 1.2m (3.94 ft.). (6.99 ft.). 

COMMENTS: 

1. The proposed variance is for a fascia sign that projects l.2m (3.93 ft.) from the building 
to accommodate the curvature of the building. The sign is well designed and is in keeping 
with the design of the building. The Planning and Building Department therefore finds 
the variance acceptable from a design perspective. 

2. The Bell building is located on a large site with multiple buildings. The additional 
directional signs are located within the site to direct the public to the various buildings on 
site. The signs are modest in size and in keeping with the design of the other directional 
and ground signs on site. The Planning and Building Department therefore finds the 
variance acceptable from a design perspective. 

K:\pbdivision\ WPOA T A \POC-Signs\2009 POC Signs\09-06106\Ol-Report (2).doc 
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Pennlt World 
57 Willialll St W. Waterloo, ON N2L 116 ~19-635·2114 519·2IJS·7008 (fa.\) 

September 24, 2009 

City Hall 
Planning & Building Department, Sign Unit 
300 City Centre Drive 
Mississauga, ON 
L583Cl 
Attn: Darren Bryan 

Re: Sign variance application for Bell Canada. 5025. 5099. SUS Creekbank Rd. 

Dear Darren: 

Please accept this letter as a fonnal request for a sign variance to allow the following 
signage at the above-mentioned property. 

Sign Description Proposed Allowed 
Channel Bell- I .2m projection 0.6m projection 

APPENDIX 1-2 

Letters proposed on Area = 21.8 sq.m Sign area complies with permitted 2% of 
Building # the building face. 
5099C 

Sign # 5 Single-sided H =2.13m H = 1.2m 
Directional Area = 1.67 sq.m Area = 0.75 sq.m 
sign Directional signs do not require a permit 

".-~. 

~~ompliance with the ~-law) 
Sign # 6 Single-sided H = 2.13m H= 1.2m 

Directional Area = 1.67 sq.m Area = 0.75 sq.m 
sign Directional signs do not require a pennit 

,._--- "-~~-~--~ 

(if in compliance with the by-law) 
Sign # 9 Single-sided H = 2.13m II= 1.2m 

Direction Sign Area = 1.67 sq.m Area = 0.75 sq.m 
- "Solution Directional signs do not require a permit 
Centre" . ______ ._. ____ .. __ .-..... _._ J!!.!!!.com"p'liance with the .~y-Iaw) "."-_._.-

This property is occupied by Bell headquarters offices. It is a very high profile location 
and signage will play an important role in identifying the business as well as offering 
direction throughout the campus. 

The directional signs will not be visible outside the premises and will not bear any 
commercial advertizing. The proposed sign sizes will be complimentary in style and 
design to the building as well as the property. The larger size is required to accommodate 
legible direction of traffic to the appropriate services and/or buildings and prevent snow 
build up from blocking the infonnation. 
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APPENDIX 1-3 

The "BELL" channel letters proposed on the mechanical floor level of building 5099C 
require a variance due to the projection from the building face. The proposed depth of the 
sign including its supports is 1.2m where permitted is 0.6m. The additional depth is 
necessary to accommodate the curve of the building and allow for the safe structural 
attachment of the sign. 

Currently this propel1y has a set of channel letters on the mechanical floor level of 
building S02SA. This sign was approved under permit # 08-2962 and will remain. 
The new set of channel letters will match the size and style of the existing sign. 

All the other existing signs on these premises will be removed in order to avoid sign 
pollution and provide modem and professional look. 

We are kindly requesting that you review this application and offer your support in this 
malter. If you require additional information or have any questions, feel free to contact 
the undersigned. 

Thank you, 

~.!2~L~ 
Svetlana Levant, A.Sc.T 
pennits@pennitworld.ca 
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MISS/SSAUGA ,. 
Iiiiiiii c 

SIGN VARIANCE APPLICATION REPORT 

Planning and Building Department 

November 10, 2009 

FILE: 09-06003 

RE: Bell 

47 Dundas St. E. - Ward 7 

APPENDIX 2-1 

The applicant requests the following variance to section 12 of the Sign By-law 0054-2002, as 

amended. 

Section 12 Proposed 

A fascia sign in the Cooksville Special Sign One (1) fascia sign with a sign area ofO.37mL 

District is not permitted for properties where (3.99 ft2) on the building fayade. 

the zoning category falls under Residential 

and Open Space Signs. 

COMMENTS: 

The proposed variance is for a fascia sign on a utility building, on a property that is zoned 

residential. The sign is modest in size and in keeping with the design of the building and has no 

adverse affect on the surrounding area. The Planning and Building Department therefore finds 

the variance acceptable from a design perspective. 

K:\pbdivision\ WPDAT A \PDC-Signs\2009 PDC Signs\09-06003\O I -Report. doc Mark Toliao 
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PeIIOIt WOrld 
57 William Sl. W., Waterloo, ON N2L \16 519-635-2114 519-208-7008 (fax) 

October 7, 2009 

City Hall 
Planning & Building Department, Sign Unit 
300 City Centre Drive 
Mississauga, ON 
L5B 3Ct 
Attn: Mark Toliao 

Re: Sign variance application for Bell Canada. 47 Dundas St. E., Cooksville 

Dear Mark: 

APPENDIX 2-2 

Please accept this letter as a formal request for a sign variance to allow one fascia sign for 
the above-mentioned project. 

Bell Canada is proposing one non-illuminated sign with the sign area = 0.4 sq.m. 

This property is zoned U and is located in the special sign district. Even through the 
zoning of this site refers to a Residential or Open Space use, this property is of a 
commercial nature and has been for a number of years. This building is located among 
commercial use properties that have signage which follows rules under commercial sign 
regulations. 

The proposed sign is complimentary to the building design and will not create a negative 
impact on the surrounding properties. 

We are respectfully requesting your support in this matter. If you require additional 
information or have any questions, feel free to contact the undersigned. 

Thank you, 

Jud 
Svetlana Levant, A.Sc.T 
permits@permitworld.ca 
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MIS5/SSAUGA 

III a 

SIGN VARIANCE APPLICATION REPORT 

Planning and Building Department 

November 10, 2009 

FILE: 09-04464 

RE: TD Canada Trust 

1151 Dundas Street West - Ward 6 

APPENDIX 3-1 

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

amended. 

Section 13 Proposed 

A fascia sign must be located on the unit One (1) fascia sign not located on the unit 

occupied by the business. occupied by the business. 

COMMENTS: 

This item was deferred from the October 5, 2009 Planning and Development Committee 

Meeting. 

The proposed variance is for a fascia sign on a wall which is not part of the unit occupied by TD 
Canada Trust. Currently there is an existing sign band on this elevation of the Westdale Mall. 
The proposed sign is located above an existing sign band. In this regard, we cannot support the 
variance as it would set precedent for others to create a second sign band on this elevation and 
create visual clutter on the building. 

K:lpbdivisionlWPDATA IPDC-SignsI2009 PDC Signs \09-04464 \OJ REPORT]doc 



Beyond the sign 

May 28,2009 

City of Mississauga 
Planning and Building Department 
Building Division 
300 City Centre Drive 
Mississauga, ON L5B 3C1 

Attention: A. Robeznieks, P. Eng. 
Chief Building Official 
Director, Building Division 

Dear Sir/Mesdame: 

1-22 
APPENDIX 3-2 

Zip Signs Ltd. 
5040 North Service Road 

Burlington, Ontario L7L 5R5 

Re: Variance Application for Fascia Sign - Application SGNBLD 094464 VAR 
TO Canada Trust, 1151 Dundas St. W.! Mississauga 

Zip Signs is the authorized agent for Paula Dale Limited, landlord to TO Canada Trust for the 
location shown above. 

Attached you will find the landlord's letter of consent for the installation of a fascia sign for this 
tenant in a more suitable place other than immediately above the unit they occupy. The unit 
that TO Canada Trust occupies is a unit not visible from the street and so the public would be 
unaware of their presence; that is why the landlord has agreed to allow their sign to be mounted 
in a more suitable place on the building. 

We respectfully request that you grant a variance in light of this particular circumstance and 
thank you for your time and consideratiQn. 

Dave Adam 

Ph 905-332-8332 Toll Free 800-291-0166 
Fx 905-332-9994 

Creating Signs of Excellence Since 1971 

www.zipsigns.com 
info@zipsigns.com 
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MISSISSAUGA ,. 
IiiJiii 

DATE: 

TO: 

FROM: 

SUBJECT: 

Corporate 
Report 

2-1 

November 18, 2009 

Clerk's Files 

Originator's 
r"tT"". 1""11 '1 T'\T Trt. 

Chair and Members of Planning and Development Committee 

Meeting Date: November 30, 2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

Planning Application Fees Review - Public Agency Applications 
Planning and Building Department 
City of Mississauga Wards 1 to 11 

RECOMMENDATION: That the Report dated November 18, 2009, from the Commissioner 

of Planning and Building with respect to the Planning Application 
Fees Review - Public Agency Applications, be adopted in 

accordance with the following: 

1. That Option 3, to collect fees and securities from all public 

agencies excluding City Departments, as of April 1, 2010, be 

approved; 

2. That the necessary amending by-law to the City's Planning Act 

Fees and Charges By-law be brought forward to Council prior 

to April 1, 2010, reflecting that City Departments are exempt 

from application fees and posting of securities; 

3. That at the approp~ate time, a resolution of Council be 

approved to rescind Resolutions 42-78 and 593-82; and 

4. That staff be directed to inform the Peel District School Board, 

the Dufferin-Peel Catholic District School Board, the Region 

of Peel and Enersource Hydro Mississauga of the change in 

policy once adopted by City Council. 
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Planning and Development Committee - 2-
File: CD.21.PUB 

November 10, 2009 

BACKGROUND: 

COMMENTS: 

On February 13, 1978, City Council passed Resolution 42-78, 

which exempted certain types of projects from site plan processing 

fees, namely buildings owned by the City, the Region, the 

Province and the Federal Government, and buildings used as 

schools (public and separate). This was followed on 

September 13, 1982 by Resolution 593-82, which exempted 

government agency projects from the requirement of submitting a 

letter of credit. A letter of credit is typically taken as part of the 

site plan approval process to ensure that all site works are 

completed in accordance with the approved site plan drawings to 

the satisfaction of the Commissioner of Planning and Building. 

In September 2007, City Council passed Resolution 0250-2007, 

directing the Commissioner of Planning and Building to bring 

forward a report to Planning and Development Committee 

reviewing the merits of continuing to exempt government agency 

projects from site plan processing fees and the requirement of 

submitting a letter of credit (see Appendix I-I). 

The purpose of this report is to provide background information on 

site plan applications for public agencies processed by the 
Development and Design Division from November 2005 to 

August 2009, to provide a summary of a survey of various 

municipalities in Ontario with respect to site plan applications for 

public agencies and to present the three (3) options that were 

considered by the Development and Design Division with respect 

to fee/security collection. 

In November 2005, Council adopted a report for Phase 1 of the 

Fees and Charges Review, which recommended fee structure and 

rates changes for planning applications and amended the "Planning 

Act Processing Fees By-law" (By-law). In January 2007, the 

By-law was further amended in order to collect revenues which 

were more reflective of moving towards full cost recovery. In 

February 2009, Council adopted a report for Phase 2 of the Fees 

and Charges Review and the By-law was amended to reflect new 

rate structures and increased fees to the planning application fees 

effective September 1, 2009. 
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Planning and Development Committee - 3 -

Public Agency Site Plan Applications 

File: CD.21.PUB 
November 10, 2009 

Since the Fees and Charges By-law was amended in November 

2005 and planning fees were increased to reflect partial cost 

recovery of application processing, the City has not collected fees 

on over 65 site plan applications from public agencies. These were 

primarily applications from the school boards (43), with the next 

highest amount (17) being City projects. The other applications 

were submitted by the Region of Peel (6), Enersource Hydro 

Mississauga (1) and Credit Valley Conservation (1). 

To understand what the potential loss of revenue is as a result of 

these applications not being subject to fees, we can apply the base 

fee of $1,500.00 in effect from November 2005 to December 2006, 

and $1,950.00 in effect from January 2007 to August 2009 and 

conclude that there was a loss of approximately $124,000 in site 

plan application fees from November 2005 to August 2009. This 

does not take into account the additional fee of $1.50 per square 

metre of development over 500 m2 (5,382 sq.ft.) for the period 

November 2005 to December 2006 and the fee of $1.95 for the 

period January 2007 to August 2009. 

Survey Results from Ontario Municipalities 

The Development and Design Division requested information on 

site plan application fees and securities collection for site works 

from nine (9) Ontario municipalities (see Appendix 1-2). Six (6) of 

the nine (9) municipalities, Caledon, Milton, Oakville, Burlington, 

Markham and Toronto collect fees for all site plan applications, 

regardless of the applicant. Vaughan waives fees only for school 

boards, Brampton waives fees for school boards and other City 

Departments, and Ottawa waives fees only for non-profit or 

charitable housing projects. 

Of the six (6) municipalities that collect site plan application fees, 

Caledon, Milton and Oakville waive the requirements for securities 

collection for some or all of the public agencies in question. The 

other three (3), Burlington, Markham and Toronto, require up to 

100% of project costs as securities for the proposals. 
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Planning and Development Committee -4-
File: CD.21.PUB 

November 10, 2009 

Options for Site Plan Fees and Securities Collection 

There are a number of options available for the collection of fees 

and securities for public agency site plan applications. 

• Option 1: continue to operate under the status quo; 

• Option 2: collect fees and securities from all public agencies, 

including City Departments; 

• Option 3: collect fees and securities from all public agencies, 

excluding City Departments. 

After careful review of the three (3) options, it is recommended 

that Option 3 be put forward for consideration. City staff spend an 

equivalent amount of time processing site plan applications from 

external public agencies as on applications submitted by the 

private sector. By not collecting fees for these applications, the 

Planning and Building Department is not acting in a manner that is 

consistent with our fee structure to move towards better cost 

recovery for planning application processing, therefore continuing 

to operate under the status quo (Option 1) is not a logical course of 

action. 

The concept of "charge backs" between City Departments creates 

unnecessary paperwork for administration and finance staff, and it 

is not necessary to have one (1) Department monitoring or 

inspecting the site works of another Department, once a site plan 

approval has been granted. Therefore, Option 2 does not represent 

a reasonable course of action. 

As identified above, City staff expend time and incur costs 

processing site plan applications from external public agencies, as 

they are processed in the same manner as those applications 

submitted by the private sector. Collecting fees for these 

applications is consistent with our fee structure to move towards 

full cost recovery for planning application processing, therefore 

Option 3 represents the most appropriate course of action. Further, 

a follow-up inspection for non-City public projects should be 

undertaken in all instances, although this is not the Planning and 

Building Department's current practice. This is because securities 
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Planning and Development Committee - 5 -
File: CD.21.PUB 

November 10, 2009 

FINANCIAL IMPACT: 

are not collected for site works, hence there is no mechanism in 

place to ensure that incomplete site works are finalized. Therefore, 

it is in the best interest of the City that securities for site works also 

be collected for all external public agency site plan applications. 

It is suggested that the collection of site plan application fees for 

schools and other public projects come into effect April 1, 2010 to 

allow the affected school boards and agencies time to take into 

account the proposed fees and submission of Letter of Credits in 

preparing their budgets. 

COMMUNITY ISSUES 

No community meetings were held and no written comments were 

received by the Planning and Building Department. 

OTHER INFORMATION 

It is important to note that some City Departments collect fees for 

services and products provided on an inter departmental basis, 

including publications such as annual Street Guides and some 

facility rentals. 

The financial impact of collecting site plan application fees from 

public agencies and City Departments that do not currently pay for 

site plan approval is significant. The base fee for a site plan 

application increased to $4,650.00 as of September 1, 2009, and 

collecting application fees from all public agencies except for other 

City Departments would have a positive impact on planning 

application revenues. Assuming approximately ten (10) non-City 

applications per year, at the new base fee of $4,650.00, revenues 

would increase by approximately $45,000.00. This does not 

include additional revenues that would be collected from fees 

applied per square metre of development or per unit, which is 

applicable for all developments, regardless of size, under the new 

Fees and Charges By-law. The applicable fee category for the 

majority of the developments proposed by public agencies would 

be Non-Residential (Industrial Commercial Institutional). 
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Planning and Development Committee - 6-
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CONCLUSION: 

ATTACHMENTS: 

Requiring the submission of a letter of credit for site works 

securities would ensure that all aspects related to site developments 

are undertaken in accordance with approved plans through the 

follow-up mechanism of site inspections. 

Public agencies are exempt from paying development charges 

under the provisions of the Development Charges Act, therefore 

there is no financial impact on this aspect of public agency 

projects. 

All nine (9) municipalities that were requested to provide the 

Development and Design Division with information on their site 

plan fees and securities collection responded to the survey. 

Two-thirds collect fees from all public agencies, including City 

Departments. The other one-third waive fees for certain public 

agencies, including Brampton that waives fees for school boards 
and other City Departments. Of the six (6) municipalities that 

collect site plan application fees, 50% require securities and the 

other 50% do not require securities. Therefore, Option 3 which is 

recommended is not inconsistent with the approach taken by the 

municipalities surveyed. For external budgeting purposes, the 

proposed date of implementation is April 1,2010. 

Appendix 1-1 - Resolution Council-0250-2007 

Appendix 1-2 - Survey Results from Ontario Municipalities 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Lisa Christie, Development Planner 

~\PLAN\DEVCONTL\GROUP\ WPDAT A \PDC\inforeport.spfees.Jc.doc\1-6\jmcc 
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Resolution Council-02S0-2007 

Council-0250-2007 "WHEREAS Council on February 13,1978 passed 

Resolution 42-78 exempting certain types of projects from site 

plan processing fees, namely buildings owned by the City, the 

Region, the Province and the Federal Government; and buildings 

used as schools (public and separate); 

AND WHEREAS Council on September 13, 1982 passed 

Resolution 593-82, which among other things, exempted 

government agency projects from the requirement of submitting a 

letter of credit; 

AND WHEREAS concern has been expressed that government 

agency projects should be subject to site plan processing fees under 

the City's Planning Act Fees and Charges By-law so as to recoup 

costs associated with the processing of such applications; and to 

require the submission of securities to ensure that non-building 

aspects of a site development such as landscaping, tree 

preservation, parking areas and pedestrian walkways etc. are in 

compliance with the approved site plan; 

AND WHEREAS applicable planning application fees and letters 

of credit and associated site inspections prior to and at completion 

of construction currently form part of the site plan process for all 

other types of development subject to site plan approval within the 

City; 

AND WHEREAS under the City's Planning Act Fees and Charges 

By-law, government ~gency projects are currently not exempt from 

planning application fees for other types of applications (i.e. 

Official Plan Amendments and Rezonings); 
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AND WHEREAS as part of Phase 2 of the Planning Application 

Fees and Charges Review being undertaken, Planning and 

Building Department staff are in the midst of reviewing costs 

associated with all type of development applications and making 

further refinements to the planning application fees in order to 

achieve full cost recovery; 

AND WHEREAS in view of the above circumstances, it is, 

therefore, desirable to revisit the aforementioned Council 

resolutions from 1978 and 1982; 

THEREFORE BE IT RESOLVED that Council direct the 

Commissioner of Planning and Building to bring forward a report 

to Planning and Development Committee reviewing the merits of 

continuing to exempt government agency projects from site plan 

processing fees and the requirement of submitting a letter of 

credit." 
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Comparison Chart for Site Plan Application Fees at various Municipalities 

Municipality Site Plan application Securities are collected .. Percentage of Securities are 
fees collected for all for all site works project costs . collected for all 

.. applications regardless of applicant (or estimate) site works only if . 
. type·· c()llected as . a fee hasbeell . 

.. . . .. securities ... collected 
Caledon Yes No, securities for site 25% of the No 

works are waived for: estimated cost 
School Boards, Hydro of 
(local and provincial), construction. 
Regional Municipality, Subject to 
Conservation Authority discretion of 
and other City PW&E 
Departments 

Milton Yes No, securities for site 50% of Yes 
works are waived for: internal 
School Boards, Regional works, 100% 
Municipalities, Hydro for all SWM 
(local), and other City and 
Departments landscaping 

works, 100% 
for all external 
works 

Vaughan No, site plan No, securities for site 0% for No 
application fees are works are waived for: schools 
waived for: School School Boards 
Boards 

Oakville Yes No, securities for site 100% No 
works are waived for: 
other City Departments 

Burlington Yes Yes Landscaping- Yes 
100%, 
Engineering-
100% for first 
$40,000 and 
25% for 
remainder 
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Municipality 0' SitePlrm application Securities are collected ,Percentage of Securities 0 are 0 

fees collected for all for all site works project costs collededfor all 
applications ·0 . r!lgardless of applicant 

' .' -,' " - --

site, works only if (or estimate) 
type . .. ·collocted.as·· •.... a fee has been· . 

0 ••• . sectirities collected: 
Ottawa No, site plan No, securities for site 50% of on site No, charitable or 

application fees are works are waived for: works and non profit 
waived for housing other City Departments 100% of any housing 
organizations that are and Federal Government off site works organizations do 
charitable or non- Departments not pay fees but 
profit are exempted are required to 
from paying housing post securities. 
application fees 

Markham Yes Yes Difficult to Yes 
determine 

Brampton No, site plan No, securities for site 100% Yes 
application fees are works are waived for: 
waived for: School other City Departments 
Boards and other City 
Departments 

Toronto Yes Yes 100% Yes 
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Chair and Members of Planning and Development Committee 

Meeting Date: November 30, 2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

Proposed Housekeeping Amendments -
Mississauga Zoning By-law 0225-2007 
City of Mississauga 
Bill 51 

Second Supplementary Report Wards 1-11 

RECOMMENDATION: That the Report dated November 10,2009, from the Commissioner 

of Planning and Building recommending approval of proposed 

housekeeping amendments to Zoning By-law 0225-2007, be 

adopted in accordance with the following: 

BACKGROUND: 

1. That notwithstanding that subsequent to the public meeting, 

additional housekeeping changes have been proposed, 

Council considers that the changes do not require further 

notice and, therefore, pursuant to the provisions of subsection 

34(17) of the Planning Act, R.S.O. 1990, c.P.B, as amended, 

any further notice regarding the proposed amendment is 

hereby waived. 

2. That the proposed housekeeping amendments to Zoning 

By-law 0225-2007 as detailed in Appendices S2-1 and S2-3 

be approved. 

A supplementary meeting was held by the Planning and 

Development Committee on September 21,2009, at which time a 
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COMMENTS: 

Planning and Building Department Supplementary Report 

(Appendix S2-1) was presented and received for information. 

At the supplementary meeting, the Planning and Development 

Committee passed Recommendation PDC-0078-2009 which was 

subsequently amended and adopted by Council by Resolution 

No. 0208-2009 and is attached as Appendix S2-2. 

See Appendix S2-1 - Supplementary Report prepared by the 

Planning and Building Department. 

A number of questions were raised and written comments were 

received regarding the Supplementary Report at the Planning and 

Development Committee meeting on September 21,2009, that 

were referred back to staff for review. 

Comment 

A question was raised regarding whether existing clothing drop 

boxes would be grandfathered once the proposed regulations were 

passed. 

Response 

Clothing drop boxes were not contemplated in the formulation of 

the Zoning By-law; they are not a permitted use in the new Zoning 

By-law; and, they were not permitted as an independent use in the 

former By-law 5500 and the Streetsville and Port Credit by-laws. 

They are not considered to be normally accessory to a commercial 

plaza or an industrial development. Therefore, there should not be 

any "legal non-conforming" situations that would allow any to 

continue that do not meet the proposed new zoning provisions. 

Comment 

A question was raised about whether the operators of the clothing 

drop boxes were contacted for their comments. 
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Attempts were made to contact several clothing drop box 

operators. The agencies who replied were registered charities and 

included the Canadian Diabetes Association, Clothing for Charity 

and Oasis Clothing Banle The proposed regulations were 

considered reasonable and welcomed by these organizations. 

Comment 

A question was raised regarding proposed amendments to 

minimum yards for outdoor storage as a stand alone use in an 

E3 (Employment) zone adjacent to a Residential Zone. 

Response 

Upon further review, the proposed amendments have been 

modified to ensure that all the minimum yards in an E3 zone, 

including the minimum rear yard adjacent to a Residential Zone, 

shall apply to outdoor storage as a stand alone use in an 

E3 (Employment) zone. 

Comment 

A letter was received regarding proposed changes to accessory 

retail sales in Employment Zones. It was proposed that accessory 

retail sales would only be permitted for goods that are 

manufactured within a manufacturing facility, repaired within a 

repair establishment, or wholesaled within a wholesaling facility. 

This change was proposed to prevent 100% retail sales under the 

guise of "warehousing". However, concerns were raised about 

rendering existing warehouse/distribution operations that have 

limited retail sales, non-conforming. 

Response 

The revisions to the Employment Zone General Provisions are 

proposed to be further modified to permit accessory retail sales of 

products "distributed from a warehouse/distribution facility." 
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CONCLUSION: 

ATTACHMENTS: 

PLANNING COMMENTS 

Subsequent to Council's consideration of the Information and 

Supplementary Reports, a few additional amendments to Zoning 

By-law 0225-2007 have been identified that are minor in nature. 

These include further amendments to the proposed regulations for 

clothing drop boxes, setbacks for outdoor storage as a stand alone 

use in the E3 zone adjacent to Residential Zones and modifications 

to the regulations for accessory uses in Employment Zones. 

In accordance with subsection 34(17) of the Planning Act, R.S.O. 

1990, c.P. 13, as amended, Council is given authority to determine 

if further public notice is required. Since the additional 

amendments are minor in nature it is recommended that no further 

public meeting need be held regarding the proposed changes. 

The proposed housekeeping amendments are acceptable from a 

planning standpoint and should be approved for the following 

reason: 

1. The proposed housekeeping amendments to Zoning By-law 

0225-2007 are to add regulations for clothing drop boxes, to 

clarify regulations for outdoor storage adjacent to Residential 

Zones and to clarify regulations for accessory retail sales in 

Employment Zones. 

Appendix S2-1 - Supplementary Report 

Appendix S2-2 - Resolution Council-0208-2009 

Appendix S2-3 - Proposed Housekeeping Amendments (#2) to 

Zoning By-law 0225-2007 Addendum (#2) 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Marianne Cassin, Manager, Zoning By-law Review 

'LANIDEVCONTI.IGROUPI WPDATA IPDC2IBL09.cOMH""~k."mg #2 S~ood S"""I=oornry.docI14\mee 
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September 1, 2009 

Chair and Members of Planning and Development Committee 

Meeting Date: September 21,2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

Proposed Housekeeping Amendments -

Mississauga Zoning By-law 0225-2007 

City of Mississauga 

Bill 51 

Supplementary Report Wards 1-11 

RECOMMENDATION: That the Report dated September 1, 2009, from the Commissioner 

of Planning and Building regarding proposed housekeeping 
amendments to Zoning By-law 0225-2007, be adopted in 

accordance with the following: 

BACKGROUND: 

1. That notwithstanding that subsequent to the public meeting, 

additional housekeeping changes have been proposed, 

Council considers that the changes do not require further 

notice and, therefore, pursuant to the provisions of 

subsection 34(17) of the Planning Act, R.S.O. 1990, c.P.13, as 
. amended, any further notice regarding the proposed 

amendments is hereby waived. 

2. That the proposed housekeeping amendments to Zoning 

By-law 0225-2007 as detailed in Appendix S-l and S-3 be 

approved. 

A public meeting was held by the Planning and Development 

Committee on June 29, 2009, at which time a Planning and 
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COMMENTS: 

Building Department Information Report (Appendix S-l) was 

presented and received for information. 

At the public meeting, the.Planning and Development Committee 

passed Recommendation PDC-0064-2009 which was subsequently 

adopted by Council and is attached as Appendix S-2. 

See Appendix S-l - Information Report prepared by the Planning 

and Building Department. 

COMMUNITY ISSUES 

No community meetings were held, but written comments were 
received by the Planning and Building Department. 

Comment 

A request was made to add "registered" in front of charity drop 
boxes to ensure that only registered charities would be permitted to 

have drop boxes on a property. 

Response 

Adding the word "registered" will clarify that only registered 

charities would be authorized to operate drop boxes and can be 

added to the housekeeping amendment by-law. 

Comment 

A number of questions were raised in written comments about 

proposed changes to the Employment Zone General Provisions and 
Tables. 

Response 

It is proposed that the General Provisions in Employment Zones be 

amended to clarify that accessory uses are permitted in ~1, E2, and 
E3 zones. As well, a change is proposed to clarify tpat. an 

accessory day care would not be permitted in an E3 zone. The 
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CONCLUSION: 

general provision related to accessory retail sales are proposed to 

be amended to clarify that these sales can only be accessory to a 

manufacturing facility, repair facility or a wholesaling facility, but 

not a warehouse/distribution facility. In addition, the definitions of 

motor vehicle wash facility and motor vehicle repair facility were 

replaced in the first Housekeeping Amendment By-law 0325-2008, 

with motor vehicle wash facility - commercial motor vehicle and 

motor vehicle repair facility - cOrDmercial motor vehicle, however 

the changes were not reflected in all of the Exceptions of the By

law. The proposed amendments will ensure that these changes are· 

made. Finally, an amendment is proposed to the E2-17 zone to 

clarify that outdoor storage is limited to the lesser of 5% of the lot 

area or 10% of the gross floor area of a building. 

PLANNING COMMENTS 

Subsequent to Council's consideration ofthe Information Report, 

additional amendments to Zoning By-law 0225-2007 have been 

identified that are minor in nature. These include clarification of 

the setback to the front garage face in Residential Zones, an 

amendment to the definition of "Parking Area" and minor technical 

and mapping changes. The proposed amendments are appropriate 

and in conformity with Mississauga Plan. 

In accordance with subsection 34(17) of the Planning Act, R.S.O. 

1990, c.P.13, as amended, Council is given authority to determine 

if further public notice is required. Since the additional 

amendments are minor in nature, it is recommended that no further 

public meeting be held regarding the proposed changes. 

The proposed housekeeping amendments are acceptable from a 

planning standpoint and should be approved for the following 

reason: 

1. The proposed housekeeping amendments to Zoning By-law 

0225-2007 are mainly for clarification purposes, and to 

expand the definition of "Private Club", to add regulations for 

charity drop boxes and to add entryway feature as a permitted 

use in a Buffer Zone. 
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ATTACHMENTS: Appendix S-l - Information Report 

Appendix S-2 - Recommendation PDC-0064-2009 

Appendix S-3 - Proposed Housekeepiug Amendments (#2) to 

Zoning By-law 0225-2007 Addendum 

Edward R. Sajecki 
Commissioner of Planning and Building 

Prepared By: Marianne Cassin, Manager, Zoning By-law Review 

R K:\PLAN\DEVCONTL\GROUP\ WPDA TA \PDC2\BL09-COMHousekeeping Amendment No.2 Supplementary Report.doc\1-4\jmcc 
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DATE: 

TO: 

FROM: 

SUBJECT: 

June 9, 2009 

Chair and Members of Planning and Development Committee 

lvfeeting Date: June 29, 2009 

Edward R. Saj ecki 

Commissioner ofPl~nning and Building 

Information Report 
Proposed Housekeeping Amendments -
Mississauga Zoning By-law 0225-2007 
City of Mississauga 

Bill 51 

Public Meeting Wards 1-11 

RECOMMENDATION: That the Report dated June 9, 2009, from the Commissioner of 

Planning and Building regarding proposed housekeeping 

amendments to Zoning By-law 0225-2007, be received for 

information. 

BACKGROUND: 

CO :MlVIENTS: 

Mississauga Zoning By-law 0225-2007 was passed by Council on 

June 20, 2007. Since the intent of the Comprehensive Zoning 

By-law Review was to ensure the new Zoning By-law remains up 

to date and in conformity with Mississauga Plan, regular 

housekeeping amendment reports are proposed to deal with 

technical amendments to the new Zoning By-law. The first 

Housekeeping Amendment, By-law 0325-2008, was passed by 

Councir on September 10,2008. 

Since the approval of ZoniTlg By-law 0225-2007, clarifications of 

wording and minor typographical errors have been identified that 

require amendments to the new Zonin'g By-law. Amendments are 

proposed to modify or expand the Definitions, General Provisions 
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CONCLUSION: 

and Parking regulations sections of the By-law as required. 

Changes have also been made to the Residential, Commercial, City 

Centre, Employment and Buffer Zones. The details of these 

amendments are outlined in Appendix I-I to this report and are 

minor in nature. Of note are items as outlined below, wbich are 

cross-referenced with Appendix I-I in parenthesis: 

Private Club 

The definition of "Private Club" is proposed to be expanded to add 

educational uses to the existing list of permitted uses (social, 

cultural, athletic, recreational club or fraternal org3nization) to 

accommodate some of the' social services that may be provided by 

cultural or community groups but funded by Citizenship and 

Immigration Canada (CIC) such as Language Training and 

Settlement Programs and Services. Although some of these 

services are permitted as office uses, ESL or other instructional 

uses may not be pennitted. The amendment to tbis de:6nition 

should assist in the delivery of these programs. 

Charity Drop Boxes 

General provisions have been added to regulate the location and 

use of charity drop boxes within the City. Tbis us~ win only be 

permitted in Commercial and Employment Zones and will not be 

permitted to encroach into a landscaped area or any required 

parking area. 

Entrjway Feature 

The list of permitted uses for a Buffer Zone has been expa.."'lded to 

permit an entryvvay feature on blocks ofland that are dedicated to 

the City. 

Once the public meeting has been held, the Planning and Building 

Department win be in a position to make a recommendation 

regarding these amendments. 
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ATTACHMENTS: Appendix 1-1 - Proposed Housekeeping .Arn,endments (#2) to 

Zoning By-law 0225-2007 

Edward R. Sajecki 

Commissioner of Planning and BUilding 

Prepared By: Marianne Cassin, Jllfanager Zoning By-law Review 
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3. 

Sentence 
1.1.2.3.2 
Exception 
Zones and 
Exception 
Zone 
Schedules 

Subsection 
1.1.13 
Zoning 
Certificate 

S ectioll 1.2 -
Definitions 

June 9, 2009 

Proposed Housekeeping Amendments (#2yto Zoning By-law 0225-2007 

ns 
An Exception Zone Schedule, where used, contains details such as I Clarifies order ofprecedence. 
the boundaries of the subject property, building envelopes, 
required setbacks and height limitations, amongst other 
regulations. The provisions of an Exception Zone Schedule take' 
precedence over the provisions of the Exceptimi Zone, Base Zone 
~,Base Zone Provisions, Zone Category General 
Provisions, General Zone Provisions and/or Definitions unless 
otherwise stated. Where dimensions are not indicated on an 
Exception Zone Schedule, the regulations ofthe Exception Zone, 
Base Zone Pmvisions, Zone Categ07Y General Provisions, 
General Zone Provisions and/or Definitions shallCilJJJlv. 

ben±H~-iJi-ente Certificate of Occupancy 

The use ofland, building or structure for industrial, commercial, 
public or institutional purposes within The Plamiing Area, shall 
not be changed without having first applied for and obtained a 
6ef'l:B'l.g--Geffifi.e.ate Certificate of Occupancy from the Zoning 
Administrator. 

"Active Recreational Use" means an outdoor area, with or 
1,vithout an accessory building or structure, a-:6uilding, structure Sf. 

l:rEH=E--:t=±'l:ere&f-and/or outdoor area, used for, but not limited to, 
athletic fields, athletic facilities, field houses, club houses, 
bleachers, swilll:ffii.n-g---jtBBl-s-, splash pads, marinas, skating rinks, 
tennis courts, bowling greens, Gurling-r:inks, arenas and trails. An 
accessory pro shop and/or snackbar, a curling rink, an arena and 

. gpool shall also be pennitted. 

Matches with wording in the 
Planning Act. 

Clarifies the distincti.on between 
active recreational use and 
recreational establislunent. . 
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Definitions 

Section 1.2 -
Definitions 

I Section 1.2 -
Definitions 

I Section 1.2 -
Definitions 

-9.--1 Section 1.2 -

1 O. 

Definitions 

Section 1.2 -
Definitions 

June 9, 2009 

"Convenience Retail and Service Kiosk" means a building, 
structure or part thereof, accessory to a motor vehicle service 
station, a gas bar, a motor vehicle wash facility - commercial 
l1wtor vehicle or a motor vehicle wash facility - restricted, with 
a maximum gross floor area of 300 m2

, and where goods may be 
stored or offered for sale, and may include as accessory thereto a 
talee-out restaurant excluding seating, not exceeding a gross 
floor area of 30 nl, a banking machine andlor drive-through 
window. (0325-2008 
"Dwelling Unit Depth" means the depth measured from the 
outside of the front wall to the outside of the rear wall inclusive of 

"Gross Floor Area (GFA) - Non-ResidentiaJl' 
(6) accessory outdoor fa 
"Gross Floor Area (GFA) - Restaurant" means the sum ofthe 
areas of each storey above or below established grade ora 
restaurant, convenience restaurant and/or take.:.out restaurant, 
measured fl~om the exterior of outside walls or from the mid-point 
of common walls, but excluding storage areas and motor vehicle 

below established Hade. (0325-2 
"G'roup Home" means a suppoliive housing facility located within 
a fletaehed-tlwelli-ng dwelling unit that is occupied by four (4) to 
eiglrt--f&-)-j3OFSOHS, exclusive of staff and/or receiving family. woo 
where persons live as a unit under responsible supervision 
consistent with the requirements of its occupants, which mayor 
may not be licensed or approved by the Province of Ontario, but 
excludes a suppOliive housillg facility that provides 
accommodation and care for any other purpose"including the 
observation, detention and rehabilitation of offenders or ex
offenders. 

Motor vehicle wash facility has been 
replaced with motor vehicle waqh 
facility - commercial motor vehide. 

Clar~fies where underground 
stmctures are excluded in the 
calculation of dwelling unit depth. 

Clarifies that a gazebo may be 
attached to another structure. 
Adds note (6) to the list of exclusions 
for gross floor area - non-residential. 
Clarifies that this definition applies to 
all types of restaurants. 

Provisions moved to Subsection 
4.1.18 Group Home. 
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Definitions 
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Definitions 

Section 1.2 -
Definitions 

S erilon 1.2 -
Definitions 

16. I Section 1.2 -

(6.,28., 
31.,32., 

73 

Definitions 

S ectioll 1.3 -
Illustrations 

JUlIe 9, 2009 

"Through Lot" means a lot other than a corner lot having a lot 
line on two (2) streets or two (2) private roads, or any 
combination thereof where the t'i'lO (2'1 streets are ODDosite one 
mte-tfief. 
IIExterior Side Lot Line ll means the lot line, other than the front 
or rear lot line, that divides tfie a corner lot from the street or 

rivate road. 
IIMotor Vehicle Sales, Leasing and/or Rental Facility -
Commercial Motor Vehicles ll means a building, structure, 
outdoor area or part thereof, for the sale, rental or leasing of new . 
or used commercial motor vehicles exceeding 3000 kg in 
weight, and may include accessory thereto a motor vehicle repair 
facility - commercial motor vehicle, motor vehicle body repair 
facility - commercial motor vehicle and the sale of commercial 
motor vehicle palis and equipment with ilO outdoor storage of 

arts ai1Clmaterials. (0325-2008 
IIParking Lotll means a parking area on a lot or portion thereof, 
where' motor vehicles less than or equal to 3 000 kg in weight are 
parked on a temporary basis for a period of not more than 14 days 
and a fee mav or mav not be char 
IIPrivate Club" means a building, structure or part thereof, for a 
social, cultural, athletic or recreational club, 6f fraternal 
organization, or community or educational uses, that is not 

erated for Drofit. 
!lRetail-C-€Htl~ 

Illustration No.5 - Typical1Iammerhead Configuration - Revised 
to show minimum 0.6 m setback from a hammerhead to a side lot 
line and to remove minimum 5.2 m setback to the front garage 
face. 

Addresses all configurations of a 
through lot. 

Clarifies that Ilexterior side lot line" 
applies to a corner lot. 

Motor vehicle repair facility has been 
replaced with motor vehicle repair 
facility - commercial motor vehicle. 

Clarifies that a parking lot is a 
parking area that must be constructed 
of a stable surface. 

Expands the list of uses permitted in a 
private club to include community or 
educational uses. 

Deleted as a definition. Parking 
regulations moved to Sentence 
3.1.1.10.1. This revision includes 
removing the bolding from the term 
Ilretail centre I I since it is no longer a 
defined term. 
Clarifies the dimensions of a 
hammerhead driveway configuration.· 
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17. 

18. 

19. 

Table Ein~e_1 No propane storage tank shall be Ensures that propane storage tanks 
2.1.2.2.3 - ,1.4 located ona lot abutting a Residential, cmmot be located on lots adjacent to a 
Propane ' City Centre or C4 Zone. City Centre or C4 Zone, which may 
Storage TanIc contain residential uses. 

Table 2.1.9.4-
Day Care 

Table 2.1.9.5-
Essential 
Emergency 
Service 

Line 
L2 

Line 
~ 

Line 
2.3 

No propane storage tank with an 

h1inimull1 s em ack of a L8-m 
parking area "0 Re . ' a 

sldential Zone 
An essential emergen cy service in a 
D zone shall 'also comply with the 
regulations ofthe I zone. 

Ensures that propane storage tanks of 
a certain size cannot be located 
within 120.0 m of zones that may 
contain residential uses. 
The setback of a parking area to a 

., Residential Zone is regulated in Base 
Zories. 
Establishes setback regulations for an 
essential emergency service use in a 
D zone. 
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20. 

21. 

Aliicle 
2.1.9.6 
Community 
Centre, 
Community 
Athletic Field 
and/or 
Library 

Article 
2.1.9.9 
Parking 
Attendant 
Booth 

June 9, 2009 

Community Centre, Community Athletic Field, Public 
Walkway and/or Library . 
In addition to the provisions contained in Pmis 1 to 3 of this . 
By-law, a community centre, community athletic field, public 
walkway and/or library shall comply with the provisions 
contained in Table 2.1.9.6 - Community Centre, Community 
Athletic Field, Public Walkway and/or Library. 

Table 2.1.9.6 ~ Community Centre, Community Athletic Field, 
blic Walkway and/or Libr 

Line 
1.0 

Line 
2.0 

A community centre, 
community athletic field, 
]2ublic wa1l0-vay and/or 
library is permitted in only 
these zones 

A community athletic field 
and public walhvav is are 
also nen11itted in these zones 

Parkingl.,Securitv Attendant Booth 

Rl to R16, RMI to 
RM9 and RAI to RAS, 

0, C1 to C4, CCI to 
CC4, CCOS, El, E2, 
E3, OSl, OS2 and I 

zones 
PBl, PB2, 11 and 

U zones 

In addition to the provisions contained in Pmis 1 and 2 of this 
By-law, a parkillwecuritv attendant booth shall comply with the 
provisions contained in Table 2.1.9.9 - Parkingl~ecurity Attendant 
Booth. 

Table 2.1.9.9 - Parkin!llSecuritv Attendant Booth 
Une I A par1~ing/sec~lritv atten.dant RM4, RM9, RAI to . 
1.0 booth IS permItted only 111 RAS, 0, Cl to CS, CCI 

these zones to CC4, CCOS, El to 
E3, OSI to OS3, U and 

I zones 

A public walkway has been added to 
clarify where this use is permitted. 

Clarifies that a security. attendant 
booth, as well as a parking attendant 
booth would be permitted as of right, 
in these zones. 
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22. Subsection 
2.1.28 
Charity Drop 
Boxes 

Charity Di'op Boxes 

2.1.28.1 I Charity drop boxes shall only be permitted in 
Commercial and Employment Zones. 

2.1.28.2 I Minimum setback ofa charity drop box from a 
Residential Zone shall be 6.0 m. 

2.1.28.3 I A charity drop box shall be located outside of any 
required landscaped area. 

2.1.28.4 I A charity drop box shall not be located on anv required 
parking area or obstruct any required parking space. 

J1art 3: Parking, Loading and Stacking Lane Regulations 
23. Sentence 

3.1.1.1.5 
Genel'al 
Parking 
Regulations 

Article 
3.1.:1.10 
General 
Parking 
Regulations 
Sentence 
3.1.1.10 . .1 

June 9, 2009 

For the calculation of required residential parking, 'Nhere a resident 
and/or vis ito r--se-ffij*1fl:Ontis applicable, the appropriate resident 
and visitor rate or ratio shall be calculated for each component, 
aEl-4e4,- then rounded. Fractions ofIess than 0.5 shall be rounded 
down to the nearest whole number. Fractions equal to or greater 
than 0.5 shall be rounded UD to the nearest whole number. 
Gl!~~l(Hw·-A:rea-Nell-Res-HleHtialDeduetioHS for a Retail 
Centre 

A retail centre shall include permitted Retail, Service, Office, 
Hospitality or Entertainment/Recreation uses identified in Table 
6,2.1 oOhisJJy-law or a University/College, occupving three (3) or 
more separated units on one 0) property in a Cl to C3 zone, 
11Ihere the gross {loor ([rea - non.-residential is primarily used for 

. permitted uses that require a parking regulation 0{5.4 spaces per 
1007112 GF A - non-residential or less, as identified in Part 3 ofthis 
Bl ' 

Trusnew provision will permit 
charity drop boxes in Commercial 
and Employment Zones, subj ect to 
regulations. 

Clarifies that resident and visitor 
parking is calculated and rounded 
separately. 

Parking regulations were moved from 
Definitions to General Parking 
RegUlations. 
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25. 

26. 

Table 3.1.2.2 -
Required 
Number of 
Parking Spaces 
for Non
Residential 
'Uses 

Table 3.1.2.2 -
Required 
Number of' 
Parking Spaces 
for NOll
Residential 
Uses 

June 9, 2009 

For the calculation of required parking for a retail centre retail 
centre, in addition to any deductions pemlitted by the definition 
of'gross floor area - non-residential, an enclosed pedestrian 
mall and any corridor not open to the public and used by more 
than one (1) tenant of the building -arui may be deducted from 
the total gross floor area - non-residential prior to calculating 

uired 
Lille INIotor Vehicle Body 
26.0 Repair Facility, 

Motor Vehicle 

Line 
29.0 

Rep air Facility: 
Commercial Motor 
Vehicle, Motor 
Vehicle Repair 
Facilitv - Restricted 
Motor Vehicle Wash 
FaciIity: 
Commercial Motor 
Vehicle, Motor 
Vehicle Wash 
Facility - Restricted 

4.3 spaces per 100 m1. GFA
nOll-residential, of which 50% 
ofthe required spaces may be 
tandem parking spaces 

4.0 spaces per wash bay, of 
which 2.0 spaces can be located 
at vacuum stations, plus a 
stacking lane (2) . 

Motor vehicle repair facility has been 
replaced with motor vehicle repair 
facility - commercial motor vehicle. 

Motor vehicle wash facility has been 
replaced with motor vehicle wash 
facility - commercial motor vehicle. 
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27, 

29. 

Table 3.1.2.2 -
Required 
Number of 
Parking Spaces 
for Non
Residential 
Uses 

Table 3.1.2.2 -
Required 
Number of 
Parking Spaces 
for Non
Residential 

----II Uses 
30. 

June 9,2009 

Lin:e 
32.0 

Note 
(4) . 

Note 
(5) 

Overnight 
Accommodation 

0.8 space per guest room; 
plus 

2 ' 
10.0 spaces per 100 m GFA-
non-residential used for public 
use areas including meeting 
rooms, conference rooms, 
recreational facilities, dining and 
lounge aryas and other 
commercial facilities, but 
excluding bedrooms, kitchens, 
laundry rooms, washrooms, 
lobbies, hallways, elevators, 
stairways and recreational 
facilitie's directly related to the 
function of the overnight 
accommodation 

cturing Facility (Multiple Occupancy Mixed 
Use Building) a bUilding[U occupied by more than one 
(1) occup ant, located on (1) lot, primarily used for 
manufacturing, warehouse/distribution and/or 
wholesaling facilities, but may contain other non
manufacturing, non-warehouse/distribution and/or non
wholesaling facilities. (0325-2 

Warehousing/Distribution Facility, Wholesaling 
Facility (Multiple-Occupancy Building) a building[U 
occupied by more than one (1) occupant, located on one 
(1) lot, where the primary function orall occupants is 
warehousing. distribution or wholes ". 

Clarifies that kitchens and laundry 
rooms would be excluded from the 
gross floor area - non-residential 
calculation, 

Clarifies that the parking requiremynt 
is for an entire lot, not each building 
on a lot. 
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33. 

35. 

36. 

Sentence 
3.1.5.1.1 
Stacking Lane 
Regulations 

Table· 
3.1.5.1.1 
Required 
Number of 
Stacking Lane 
Parkin 
Sentence 
.3.1.5.1.4 

Article 
4.1.2.5 
Accessory 
BUildings 
and 
Strl.lctur 
Sel1tence 
4.].9.J.] 
Driveways 
and 
Subsection 
4.1.18 
GrollD HOHle 
Article 

2 

June 9,2009 

A stacking lane associated with a convenience restaurant, 
convenience retail and service kiosk, financial institution, 
motor vehicle wash facility - commercial motor vehicle or a 
motor vehicle wash facility. restricted shall be provided in 
accordance with Table 3.1. 5.1.1 - Required Number of Stacking 
Lane Parldnf': Suaces. 

Line I Motor Vehicle Wash Facility: 
5.0 Conunercial Motor Vehicle 

10 spaces per wash 
bay 

A stacking lane associated with a motor vehicle wash facility: 
commercial motor vehicle or motor vehicle wash facility -
restricted shall be measured from the entrance to the wash bay. 

For the purpose of Subsection 4.].2, abuilding or structure, other 
than an attached garage, that is connected to a dwelling by an 
underground corridor or hallway, or by a corridor or hallway 
above grade }I,)ith a 'width less than 5.0 711 at any point, shall be 
considered an accessory building or structure. 

Where a driveway width includes a required aisle, the m,aximum 
driveway width shall not apply. 

A group home i-s shall only be permitted within a detached 
dwelling in a Residential Zone subject to the following: 

Motor vehicle wash facility has been 
replaced with motor vehicle wash 
facility - commercial motor vehicle. 

Clarifies that where a building or 
structure is connected to a dwelling' 
with a tunnel or hallway, it is 
considered an accessory structure. 

Clarifies the driveway width where 
there is an aisle. 

Clarifies that a group home shall only 
be penllitted within a detached 
dwellin 
This provisiol1 was moved from the 
definitiol1 of Q:rOUD home. 
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37, 

38, 

SentellCe 
4,2,5,51,7 
Exception: 
R4-51 
Table 4.4,1 
R8 to R11 

4,2.5.51,71 Minimum number ofparking spaces per 
mobile home or land lease community 
home 

Line 1 Front garage face 
# 

1,0 

Permitted Uses I 7.1 
and Zone 

39,,40, 
41.,42, 
43.,44, 
45,,46, 
47,,48, 
49,,50, 
51. 

52, 

tions 
Sentence (#) 
Exceptions: 
RIO-I, RI0-2, 
RI0-3, RI0-5, 
RI0-8, RI0-9, 
RIO-10, Rll-l, 
RII-4, R11-5, 
Rll-6, Rll-7, 
Rll-9 
Table 4.7.1 
R16 Permitted 
Use and Zone 
Regulations 

53, 14,8.3,51 
Exception: 
RM2~51 

54, I Table 4.9.1 
RM3 
Permitted Uses 
and Zone 
Regulations 

June 9, 2009 

The regulations of Lines 5.0 and 12,1 to 12,3 contained in 
Table 4.4.1 of this By-law shall not apply 

Line 
11.4 

Maximum encroachment of a balcony, 
window, chimney, heating and/or air 
eonffi-tieiti:ng equipJfl€fit, pilaster or corbel, 
window well, and stairs with a maximum of 
three (3) risers, into the required rear yard 

-20 

1.0 m 

In a RM2-51 zone the permitted uses and applicable regulations 
shall be as specified for a RM2 zone except that the following 
useslregulations shall 
Line I Maximum encroachment of a balcony, 1.0 m 
11.5 window, chimney, hooting ansley-air ' 

€Booitioning eEtlift3Jfl€fit, pilaster or corbel, 
window well, and stairs with a maximum of 
three (3) risers, into the required rear yard 

5-20 

Provides a parking standard for a 
mobile home or a land lease 
community home, 

Corrects typographical error, 

Reinstates maximum lot coverage 
where the Exception Zone regulations 
do not apply, 

Maximum encroac1mlent of heating 
and/or air conditioning equipment is 
regulated in the Residential General 
Provisions. 

Corrects typographical error. 

Maximum encroachment of heating 
and/or air conditioning equipment is 
regulated in the Residential General 
Provisions. 
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Part 6: 
56. 

57. 

58, 

P e1"mUted Uses 
and Zone 
Regulations 

al Zones 
Sentence 
6.2.4.7.4 
Exception: 
C3-7 

6.2.4.7.4 

Maximum encroachment of a balcony, 
window, chimney, heating and/or air 
6-Bfl:El.i:tiening equipment, pilaster or corbel, 
window well, and stairs with a maximum of 
three (3) risers,'-into the required rear yard 

325-2008 

lvlinimum number ofparking spaces per 
mobile home 

LQ 

Maximum encroac1unent of heating 
and/or air conditioning equipment is 
regulated in the Residential General 
Provisions. 

Provides a parking standard for a 
mobile home. 

Sentence 
6,2.4.11.8 
Exception: 

Mixed use development means a combination of any two (2) or \ Clarifies the uses that are included in 
more uses contained in Table~ 6.2.4 .1l.1-G 6.2.4.11.11 and mixed use development. 

C3-11 

Sentence 
6~2.4.11.10 

Exception: 
C3-11· 
Sentence 
6.2.4.11.11 
Exception: 
C3-11 

6.2.4.11.12 ofthis Exception, of which retail uses include: retail 
stores, financial institUtions, motor vehicle retail stores and motor 
vehicle repair facilities - restricted accessory to a motor vehicle 
retail store 
Motor Vehicle Repair Facility: 
Restricted accessory to a motor 
vehicle retail store 

Retail (includes retail-warehouse, 
. garden centre, equipment rental, 
financial institution, motor vehicle 
retail store and motor vehicle 

5.5 spaces per 100 mL- GFA
non-residential of which 
50% may be tandem 

arkin 
SO I: 65 I 100 I 100 

Motor vehicle repair facility has been 
replaced with motor vehicle repair 
facility - restricted. 
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Sentence 
6.2.4.11.12 
Exception: 

rep air facility - restricted accessory 
to a motor vehicle retail s 
Retail (includes retail-warehouse, 
garden centre, equipment rental, 
financial institution, motor vehicle 
retail store and motor vehicle 
repair facility - restricted accessory 
to a motor vehicle retail 

80 I 100 I 100 I 30 . ~ ~ ~ 0-0 0-0 0-0 
t:r:J § t:r:J 

C3~11 

June 9,2009 
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59. 

60. 

61. 

Sentence 
6.2.4.28.7 
Exception: 
C3-28 

Sentence 
6.2.4.28.9 
Exception: 
C3-28 
Sentence 
6.2.4,28.10 
Exception: 
C3-28 

. Sentence 
6.2.4.28.11 
Exception: 
C3-28 

Sentence 
6.2.4.29.7 
Exception: 
C3-29 

June 9, 2009 

Mixed use development means a combination of any two (2) or 
more uses contained in Table~ 6.2.4.28.96.2.4.28.10 and 
6.2.4.28.11 ofthis Exception, of which retail uses include: retail 
stores, financial institutions, motor vehicle retail stores and motor 
vehicle repair facilities - restricted accessory to a motor vehicle 
retail store 
Motor Vehicle Repair Facility: 
Restricted accessory to a motor 
vehicle retail store 

Retail (includes retail-warehouse, 
garden centre, equipment rental, 
financial institution, motor 
vehicle retail store and motor 
vehicle repair facility -l~estricted 
accessory to a motor vehicle retail 

Retail (includes retail-warehouse, 
garden centre, equipnient rental, 
financial institution, motor 
vehicle retail store and motor 
vehicle repair facility - restricted 
accessory to a motor vehicle retail 

5.5 spaces per 100 m" GFA
non-residential of which 50% 
may be tandem parking 

aces 
80 65 100 100 

80 100 100 30 

Mixed use development means a combination of any two or more 
uses contained in Table~ 6.2.4.29.96.2.4.29.10 and 6.2.4.29.11 of 
this Exception, of which retail uses include: retail stores, financial 
institutions, motor vehicle retail stores and motor vehicle repair 
facilities - restricted accessorv to a motor vehicle retail store 

Clarifies the uses that are included in 
mixed use development. 

Motor vehicle. repair facility has been 
replaced with motor vehicle repair 
facility - restricted. 

arifies the uses that are included in 
mixed use development. 
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63. 

64. 

Exception: 
C3-29 

entence 
6.2.4.29.10. 
Excerition: 
C3-29 

Sentence 
6.2.4.29.11 
Exception: 
C3-29 

Su.bclauses 
6.2.4.31.1 
(1.5), (1.6), 
(1.9) 
Exception: 
C3-31 
Sentence 
6.2.4.51.14 
Exception: 
C3-S1 

June 9,2009 

Motor Vehicle Repair Facility: 
Restricted accessory to a motor 
vehicle retail store 

Retail (includes retail-warehouse, 
garden centre, equipment rental, 
financial institution, motor 
vehicle retail store and motor 
vehicle rep air facility - restricted 
accessory to a motor vehicle retail 
st~--

Retail (includes retail-warehouse, 
garden centre, equipment rental, 
financial institution, motor 
vehicle retail store and motor 
vehicle repair facility - restricted 

. accessory to a motor vehicle retail 

65 100 

80 100 100 

(1) E2 uses contained in Su 8.2.1 ofthis By-law, 
excepl: 
(1.5) M-etor Vehie:l-e-B-e~ 
(1.6) M&teP--¥-ehlcle Repair FaeJlH:y 
(1.9) M-e-t-er-¥e-h-i~--H#3L 

100 

30 

Mixed use development means a combination of any two (2) or 
more uses contained in Table~ 6.2.4.51.166.2.4.51.17 and 
6.2.4.51.18 ofthis Exception, of which retail uses include: retail 
stores, financial institutions, motor vehicle retail stores and 
motor vehicle repair facilities - restricted accessory to a retail 
store or motor vehicle retail store 

Motor vehicle repair facility has been 
replaced with motor vehicle repair 
facility - restricted. 

These uses are not permitted in an E2 
zone, and therefore do not need to be 
excluded. 

Clarifies the uses that are included in 
mixed use development. 
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65. I Sentence Retail (includes retail- 80 65 100 100 
6.2.4.51.17 warehouse, garden centre, 
Exception: equipment rental, financial 
C3-51 institution, motor vehicle 

retail store and motor vehicle 
" repair facility - restricted 

accessory to a retail store or 
motor vehicle retail 

Sentence Retail (includes retail- 80 100 

I 

100 

I 

30 
6,2.4.51.18 warehouse, garden centre, 
Exception: equipment rental, financial 
C3-51 institution, motor vehicle 

retail store and motor vehicle 
repair facility - restricted 
accessory to a retail store or 
motor vehicle retail store) 

66. I Sentence Mixed use development means a combination of any two (2) or 
6.2.4,53.7 more uses contained in Table~ 6.2.4.53.96.2.4.53.10 and 
Exception: 6.2.4.53.11 of this Exception, of which retail uses include: retail 
C3-53 stores, financial institutions, motor vehicle retail stores and 

motor vehicle repair facilities - restricted accessory to a motor 
vehicle retail store 

June 9,2009 

~1l!tlfmJl.~_1 

Motor vehicle repair facility has been 
replaced with motor vehicle repair 
facility - restricted. 

Clarifies the uses that are included in 
mixed use development. 
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67. 

68, 

Sentence 
6.2.4.53.10 
Exception: 
C3-53 

Sentence 
6.2.4.53.11 
Exception: 
C3-53 

Sentence 
6.2.4.57.10 
Exception: 
C3-57 

June 9, 2009 

Retail (includes retail
warehouse, garden centre, 
equipment rental, financial 
institution, motor vehicle 
retail store and motor vehicle 
repair facility - restricted 
accessory to a motor vehicle 
retail stor 

80 65 100 100 I Motor vehicle repair facility has been 
replaced with motor vehicle repair 
facility - restricted. 

Retail (includes retail
warehouse, garden centre, 
equipment rental, financial 
institution, motor vehicle 
retail store and motor vehicle 
repair facility - restricted 
accessory to a motor vehicle 
retail 

80 100 100 30 

Mixed use development means a combination of any two (2) or 
more uses contained in Table~ 6.2.4.57.126.2.4.57.13 and 
6.2.4.57.14 ofthis Exception, of which retail uses include: retail 
stores, financialinstitutiollS, motor vehicle retail stores and 
motor vehicle repair facilities - restricted accessory to a motor 
vehicle retail store 

Clarifies the uses that are included in 
mixed use development. 
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69. 

70. 

Sentence 
6.2.4.57.13 
Exception: 
C3-57 

Sentence 
6.2.4.57.14 
Exception: 
,C3-57 

Sentence 
6.2.4.58.9 
Exception: 
C3-58 

June 9,2009 

Retail (includes retail
warehouse, garden centre, 
equipment rental, financial 
institution, motor vehicle 
retail store and motor vehicle 
repair facility - restricted 
accessory to a motor vehicle 
retail stor 

80 65 100 100 I Motor vehicle repair facility has been 
replaced with motor vehicle repair 
facility - restricted. 

Retail (includes retail
warehouse, garden centre, 
equipment rental, financial 
institution, motor vehicle 
retail store and motor vehicle 
repair facility - restticted 
accessory to a motor vehicle 
retail stor 

80 100 100 30 

Mixed use development means a combination of any two (2) or 
more nses contained in Table~ 6.2.1.58.1-±- 6.2.4.58.12 and 
6.2.4,58,]3 ofthis Exception, o{whicilIetail uses include: retail 
stores, financial institutions, motor vehicle retail stores and 
motor vehicle repair facilities - restricted accessory to a motor 
vehicle retail store 

Clarifies the uses that are included in 
mixed use development. 
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71. 

72. 

74. 

Sentence 
6.2.4.58.12 
Exception: 
C3-58 

Sentence 
6.2.4.58.13 
Exception: 
C3-58 

Sentence' 
6.2.5.19.4 
Exception: 

. C4~19 
Sentence 

. 6.2.5.49."4 
Exception: 
C4-49 

Centre Zon 

Retail (includes retai1-
warehouse, garden centre, 
equipment rental, financial 
institution, motor vehicle 
retail store and motor vehicle 
repair facility -restricted 
accessory to a motor vehicle 
retail stor 

80 65 100 100 ! Motor vehicle repair facility has been 
replaced with motor vehicle repair 
facility ~ restricted. 

Retail (includes retai1-
. warehouse, garden centre, 
equipment rental, financial 
institution, motor vehicle 
retail store and motor vehicle 
repair facility - restricted 
accessory to a motol" vehicle 
retail 

80 100 . 100 30 

6.2.5.19.4 Parking requirements (or an apartment hotel shall 
comply with the-rental apartment dwelling 
regulations contained in Table 3.1.2.1 oUhis By-law 

6,2.5,49.4 I Parking requirements for an apartment hotel shall 
comply with the rental apartment dwelling 
regulations contained in Table 3.1.2.1 oUhis By-law 

Provides a parking standard for an 
apmiment hotel defined in the 
Exception . 

Provides a parking standard for an 
apmiment hotel defined in the 
Exception: . 

Article I 7.1.4.6 The minimum separation distance from a Residential 
Zone contained in Lines 1.0 and 3.0 of Table 
2.1.2.1.1 oUllis By-law shall not apply to RA1 to RA5 
zones. 

Permits accessory restaurant or take
out restaurant in a CC2 to CC4 zone 
within 60.0 m of a RAI to RAS zone. 

7.1.4.6 
Uses 
Accessory to 
a Pel;mitted 
Use in CC2, 
CC3 and 
CC4 Zones 

June 9,2009 
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78, 

79, 

80. 

Table 7.2.1 -
CCl to CC4 
and CCOS 
Permitted 
Uses and 
'Zone 
Regulations 

Accessory 
Uses in 
Employment 
Zones 
Sentence' 
8,1.2,1.1 
Accessory 

, Uses in J 

Employment 
Zones 

Sentence 
8,1.2,1.2 
Accessory 
Uses in 
Employment 
Zones 
Sentence 
8,1.2,1.3 

, Accessory 
Uses in· 
Employment 
Zones 

June 9,2009 

An accessory use shall only be pelmitted accessory to an office 
building or medical office building and shall be contained wholly 
within the building or struetare-used for an office ffild/or medieal 
effie.e office building or medical office building. 

B1-an--E-l-anEl--E-Uen-e,Eermitted accessory uses shall include 
laboratories and associated facilities for medical diagnostic and 
dental purposes, medical supply and equipment store, day care, 
resta-~-l'-a-n-t,talfe-{)ut restaurant, phannacy, motor vehicle rental 
facility, retail store less than 600 m2 and a personal service 
establishment. In an E1 zone, permitted accessory uses shall also 
include a restaurant and take-out restaurant. 

h.l:-a·n-E-1-81'l4 E2 ZOlle, A. maximum of 20% of the total gross floor 
area - non-residential 'l::lseEl.-fe-r-an oran office building or 
medical office building may be used for accessory uses, 

A day care shall onl)) be permitted in an E1 and E2 zone, subject 
to the provisions contained in $ubsection2.l.23 ofthis By-la'w. 
(0325-2008) 

Clarifies that the CCI to CC4 and 
CCOS zones are City Centre zones 

Clarifies where accessory uses are 
pennitted, 

A restaurant and take-out restaurant 
are pemlitted uses in an E2 zone and 
therefore don't need to be listed in the 
list of accessory uses for an E2 zone, 
but should be included for an El 
zone. 

Clarifies that office otimedical office 
means an office building or medical 
office building. 

Clarifies that an accessory day care is 
not pennittecl in an E3 zone, 
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81. 

82. 

83. 

Article 
8.1.3.1 
Accessory 
Retail Sales 
andlor 
Accessory 
Retail 
Display in 
Employment 
Zones 

Article 
8.1.7.4 
Outdoor 
Storage and 
Outdoor 
Display 
E3 Zones 
Article 
8.1.10.1 
Regulations 
for Motor 
Vehicle 
Service Uses 
in an 
Employment 
Zone 

June 9, 2009 

In an E1 to E3 zone, a maximum of20% ofthe total gross floor 
area - non-residential of a Business Activity use contained in 
Table 8.2.1 of this By-law, may be used for accessory retail sales, 
leasing and/or rental, accessory retail display and/or installation of 
products, other than motor vehicles, wbich are manufactured. 
repaired, vrarehoused or distributed at wholesale from-the 
premises, which are manufactured within a manufacturing 
facility, repaired within a repair establishment, wholesaled within 
a wholesaling facilitF, provided that such accessory retail sales, 
leasing and/or rental, accessory retail display and/or installation of 
products is contained wholly within an enclosed building, 
structure or Dart thereof. . 
Where there are no buildings, or structures on a lot and the lot is 
used for outdoor storage fer a permitted use contained-ffi 
~r-able 8 .2.1-ef this By la:rv, the minimum front yard and exterior 
side yard requirements ofthe E3 zone regulations shall apply. 

A building, structure or-part thereof, used for a gas bar, motor 
vehicle service station, motor vehicle wash facility - restricted, 
or motor vehicle wash facility - cOl1lmercialmotor vehicle, shall 
comply with the regulations contained in Table 8.1.10,1 -
Regulations for Motor VehiCle Service Uses in an Employment 
Zone. (0325-2008) 

Clarifies that retail uses are only 
pennitted accessory to the primary 
use of a building for manufacturing, 
repair or wholesaling, 
warehous el distribution. 

Clarifies the regulations for outdoor 
storage in an E3 zone. 

Motor vehicle wash facility has been 
replaced with motor vehicle wash 
facility - commercial motor vehicle. 
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\-

!\l~tsi'iMjIj§'l1i%~lUR'ilmll 

Line Interior lot used for a motor 4S.0m Motor vehicle wash facility has been 
1.2 vehicle wash facility - restricted replaced with motor vehicle wash 

Regulations or motor vehicle wash facility: facility - commercial motor vehicle. 
for Motor commercial 
Vehicle Line Interior lot used for a motor 60.0m 
Seryice Uses 1.3 vehicle wash facility - restricted 
in. an or motor vehicle wash facility: 
Employment commercial motor vel-tiele in 
Zone combination with any other ( 

emlitted use " 
Line I Corner lot used for a motor 

,~--, .... 

60.0m 
1.5 vehicle wash facility - restricted 

or motor vehicle wash facility: 
111_otor vehiele 

Line I Corner lot used for a motor 70.0m 
1.6 vehicle wash facility - restricted Go) 

I 
or motor vehicle wash facility: Go) 

~ 

commercial motor vehicle in 
combination with any other 

I Table 8.2.1 -
pellnitted use 

I : .. 

85. 
E1 to E3 
Permitted 

Line Motor Vehicle ..,L- v" Motor vehicle repair facility has been ( Uses and 
Zone 2.4.3 Repair Facility: replaced with motor vehicle repair ......... ,...,.. 

Regulations Commercial Motor facility - commercial motor vehicle 
Vehicle and should not be pemlitted in an E2 ~ 

I-cJ f'd ::.> 
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El toE3 
Permitted 
Uses and 
Zone 
Regulations 

87. I Sentence 
8,2.2,10.13 
Exception: 
E1-10 

88. I Subclauses 
8.2.3.2.1 
(1.1 to l.4) 
Exception: 
E2-2 

89. I ClallSe 
8.2.3.2.2 (8) 
Exception: 
E2-2 
Exceptions: 

90.,91. E2-3 E2-4 '. , 
93.,94. E2-6, E2-7, 
95.,96. E2-9, E2-10, 
97.,100. E2-14, E2-21, 
103.,104. E2-24, E2-26, 
109,,11.1. E2-54, E2-55, 
112.,114. E2-56, E2-57, 
116.,117. E2-61, E2-67, 
120.,121. E2-98, E2-99 
122. E2-111 

June 9, 2009 

Line 
2.4.6 

Motor V chicle Wash 
Facility: 
Commercial Motor 
Vehicle 

8.2.2.10.13 I Minimum. num.ber of parking spaces per 
100 m2 gross floor area ~ non
residential for a retail-warehouse 

1.6 

(1) C3 uses contained in Subsection 6.2.1 of this By-law, 
except: 
(1.1) :Motor "Vehicle '¥ash Facility Restricted 
~)(L1l Motor Vehicle Rental Facility 
fl.3) 'Motor Vehicle Service Station 

~8) Mo-to-F-¥e-JH€:l&-Repair Facility 

t#1 
t#1 

±\4t}(~hl£le-.Repair Facility 
"Motor Vehicle 'Nash Facility 

Motor vehicle wash facility has been 
replaced with motor vehicle wash 
facility - commercial motor vehicle 
and should not be permitted in an E2 
zone. 
Provides a parking standard for a 
retail-warehouse. 

These uses are not permitted in a 
C3 zone, and therefore do not need to 
be excluded. 

Motor vehicle repair facility has been 
replaced with n10tor vehicle repair 
facility - commercial motor vehicle 
and is not nermitted in an E2 zone. 

vehicle repair facility has been 
replaced with motor vehicle repair 
facility - commercial motor vehicle 
and is not permitted in an E2 zone. 
Motor vehicle wash facility has been 
replaced with motor vehicle wash 
facility - commercial motor vehicle 
and is not permitted in an E2 zone. 
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Exception: 
E2-4 

98. I Sentence 
8.2.3.14.2 
Exception: 
E2-14 

99. . I Sentence 
8.2.3.17.3 
Exception: 
E2-17 

101. . I Sentence 
8.2.3.21.2 
Exception: 
E2~21 

102. I Clause 
8.2.3.23.1(3) 
Exception: 
E2-23 

105. I Sentence 
8.2.3.26.3 
Exception: 
E2-26 

106. I Sentence 
8.2.3.35.4 
Exception: 
E2-35 

June 9,2009 

this By law shall not apply 
-8.2.3.4.3 1=he provisions contained in Sentence 8.1.5.1.1 of 

this By law shall not apply 
8.2.3.4.42. Minimum front yard where the opposite 20.0 m 

side of the street on which the lot fronts 
is in a Residential Zone 

:I: 5.1.:1: of . . Sentence 8 .. -I-~~~ ntamed m . gtHa-ntrtt .. S co 
Re 42 The proVlSlo~ II not ","Iv ~. t:fiis-By-lmv 111 fl 

Clarifies that an accessory dwelling 
unit for a caretaker is permitted and 
outdoor storage is limited to 5%. 

Clarifies that outdoor storage is 
limited to 5%. 

~-,-i--+.-:3--'r-he provisions contained-i:!lSentence 8.1.5.h±-ef -! Clarifies that outdoor storage is 
ffi-is--By--l-aw----s£a1l not apply I limited to 5%. 

Re-g-uI-atiffil 
8.2.3 .2h2- L'i.1.1 of d' Sel1ter\c,e g-. 111, ~ons contame 

=I-fte-.j 1 n E.O' apply . B r lain S lEV • B'H-B-: 'r n 

(3) Motor Vehicle Repair Facility - Restricted 

~.,.2-6. 3 'T--h-e--13fovisiol1-El--6efl:tained in Sentence 8-:-1.5.1.1 of 
this By law--s-l±all not apply 

8.2.3.26.41 Minimum setback ofbuildil1gs, structures 13.7 m 
or Darts thereof. to Highwav 401 

~H-5.4 Th6--i*Bvisions contained--ifl Sentence ~U .5.1.1 of 
-tIl.is Bv la''',' shall n-e-t----aw±:y 

Clarifies that outdoor storage is 
limited to 5%. 

Motor vehicle repair facility has been 
replaced with motor vehicle repair 
facility - restricted ii1 this Exception. 

Clarifies that outdoor storage is 
limited to 5%. 

Clarifies that outdoor storage is 
limited to 5%. 
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Exception: 
E2-49 

108, I Clause 
8.2,3,51,2(7) 
Exception: 
E2-51 

110, I Sentence 
8,2,3,54,3 
Exception: 
E2-54 

113, I Sentences 
8,2,3,56,2 -
8.2,3,56.3 
Exception: 
E2:-56 

115, I Sentences 
8.2.3,58.2 -
8.2.3.58.3 
Exception: 
E2-58 

118. I Sentence 
8.2.3.84.1 
Exception: 
E2-84 
Sentence 
8,2.3,84.2 
Exception: 
E2-84 

June 9, 2009 

The provisions contained in Sentence 8.1.5.1.1 
Subsection 8,1,5 ofthis By-law shall not apply 

(7) Motor Vehicle Rep air Facilitv - Restricted 

8,2,3,54.3 The provisions contained in Sentence 8.1.5.1.1 
Subsection 8.1.5 ofthis By-law shall not apply 

gL1S62 T-l:1:e-pf&'fi.&ions contained in Sentence 8,1.5,1.1 of 
this By l-aw-s-hall not apply 

8.2.3,56.~2. Minimum setback where the opposite side 
ofthe street is a Residential Zone 30.0 m 

8.2.3 -5 8.2 The provisions corrtaineEl-in.---S-entence 8,1. 5 .1.1 
of this By-la\v shall not apply 

8,2,3,58,~£ The regulations of Line 5.1 contained in Table 8.2.1 
ofthis By-law shall not apply 

Minimum lot frontage - corner lot used for a ffiBt-&r 

vehkle-wash-f-a-eilit-j'-Bl' motor vehicle wash facility -
restricted 

Minimum lot frontage - interior lot used for a motor 
veh-icle-w-aslt--faci.fity--ef motor vehicle wash facility -
restricted 

70.0m 

60,Om 

Motor vehicle repair has been 
replaced with motor vehicle repair 
facility - restricted in this Exception. 

Conects typographical error. 

Clarifies that outdoor storage is 
limited to 5%, 

Clarifies that outdoor storage is 
limited to 5%, 

I Motor vehicle wash facility has been 
replaced with motor vehicle wash 
facility - commercial motor vehicle 
and is not pel111itted in an E2 zone. e; 
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123. 

124. 

125. 

Exception: 
E2-96 
8.2.3.115 
Exception: 
E2-1l5 

Table 9.2.1 -
OSl to OS3 
Perillitted 

13 Zone 
Permitted 
Uses 

June 9, 2009 

8.2.3.115.1 Lands zoned E2-115 shall only be used for the 
following: 

Line 
2.4 

(J) Gas Bar 
(2) Motor Vehicle Wash Facility - Restricted 

Entl]JWay Feature . .( 

Reinstates the zoning from By-law 
5500. 

Clarifies that the OS 1 to OS3 Zones 
are Open Space Zones. 

Clarifies that the G1 and G2 Zones 
are Greenbelt Zones. 

Adds an entryway feature as a 
permitted use in the B zone. 
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Exception: 
B-1 

130. I Map 29 

131. I Map 38W 

132. I Map 40W 

133. I Map 43W 

134. I Map 44W 

June 9,2009 

An entryway feature has been added 
as a permitted use in the B zone; 
therefore, the B~l Exception is no 

I ------- -TC!' I longer required: 

Change the zoning of the northerly p01iion of Community Park 189 
(Golden Orchard Park) from R3 to OS 1. 

Change the zoning of the separate parcels containing an entryway 
feature on Eglinton Avenue West at Confederation Parkway from 
B-1 to B. 

Change the zoning of the portion of Greenbelt Park 250 (Carolyn 
Creek) that is along the railway tracks n01ih of Eglinton Avenue 
West from R5 to B.-

Change the zoning of the additional lands acquired in August 2007 
for the Mississauga Transit office and garage on Professional COUli 
from E2 to E2-39. 

Change the zoning of the J ands at the southwest corner of Derry 
Road East and Kennedy Road from E2-52 to E2-115 to permit a gas 
bar and car wash. 
Change the zoning of the lands on the south side of Old Derry Road 
from RIO-I to RIO-3. 

The B zone is being amend~d to add 
an Entryway Feature as a permitted 
use; therefore the B-1 Exception 
Zone is not required. 
The B zone reflects the use of this 
portion of the Carolyn Creek Park as 
a buffer between the railway tracks 
and the adjacent detached residential 
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135. Map 45E 

136. I Map 49E 

137. Map 53W 

138. Map 55 

139. I Map 56 

140. I Map 56 

June 9: 2009 

Change the zoning of the pOliionsof larid at the westerly end of· 
'Upper rive Court that are City-owned from RlO-1 and G2-1 to G1. 

Change the zoning of the portion of lands to the west of Airport 
Road from E2-38 to U. 

Change the zoning of the lands north of Kentchester Place, 
Westbridge Wav and Fen gate Drive from R3-36 to R4-36. 
Change the zoning of the lands on the west side of Conine Crescent 
from R4-54 to R4-49. 

Change to reflect the existing use of 
the lands as part of the greenbelt area 
in conformity with the Greenbelt 
designation in Mississauga Plan. 
Change to reflect the extent of the 
lands owned by Mississauga Hydro 
for a transformer station. 
Change to conect a mapping error. 

Change to correct a mapping error. 

Change the zoning of the lands on the east side of Windhaven Drive I Change to conect a mapping error. 
from RM1-22 to RM2-22. 
Change the zoning of the lands on the west side of Edenwood Drive I Change to correct a mapping, error. 
from R4-49 to R4. 
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Illustration No.5 

EXISTING 

15.0m Minimum 

Lot Frontage 

1! 
:.::J 

TYPICAL HAMMERHEAD 
CONFIGURATION 

Note: The above illLlstrations are for clarification and 
convenience only aDd do not form part of this By-law. The 
Del:1nitions and General Provisions parts of this By-law must 
be referenced. 

K:\pbdivlsion\zBR\By-law Amendments\Housekeeping #2 Chart.doc~lDCC 

June 9, 2009 

PROPOSED 

15.0m Minimum 

Lot Frontage 

.. 
:S 

Illustration No, 5 TYPICAL HAMMERHEAD 
CONFIGURATION 

Note: The above illustrations are for c1arificationand 
convenience only and do not form part of this By-law, The 
Del:1nitions and General Provisions parts of this By-law must 
be referenced. 
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Appendix S-2 

Proposed Housekeeping Amendments to 
Zoning By-law 0225-2007 File: BL.09-COM 
Wards 1-11 

Recommendation PDC-0064-2009 

PDC-0064-2009 "1. That the Report dated June 9, 2009, from the 

Commissioner of Planning and Building regarding 

proposed housekeeping amendments to Zoning By law 

0225-2007, be received for information, 

2. That correspondence dated June 29,2009 from Philip 

Stewart of Pound & Stewart Services Plmming Consultants, 

on behalf of their client, Orlando Corporation, with respect 

to proposed housekeeping amendments to Zoning By law 
0225-2007, be received." 



22. Subsection 
2.1.28 
Registered 
Charity Drop 
Boxes 

Rl to R5 
Permitted 
Uses and 
Zone 

tions 

September 1,2009 

Proposed Housekeeping Amendments (#2) to Zoning By-law 0225-2007 

Addendum 

Registered Charity Drop Boxes 

2.1.28.1 Registered charity drop boxes shall only be permitted in 
Commercial and Employment Zones. 

2.1.28.2 Minimum setback ora registered charity drop box from a 
Residential Zone shall be 6.0 m. 

2.1.28.3 A registered charity drop box shall be located outside of 
any required landscaped area. 

2.1.28.4 A registered charity drop box shall not be located on any 
required parking area or obstruct any requirerJ parking 

This new provisi~n will pennit 
registered charity drop boxes in 
Commercial and Employment 
Zones, subject to regulations. 

Line 
6.3 

Front 
garage 
face -
interior 
lot 

9M-m 9M-m 
fA (jJJ 

B-m 
(jJJ 
~ 

(jJJ 

front garage is the same as the 
6.0 m I front yard/exterior side yard, but 

not less than 6.0 m. 
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36B. Sentence 
4.2.2.5.6 
Exception: 
Rl-5 

garage face 
. corner lot 

Line I Front 
7.1 l!aral!e face 
NOTES: 

{Ql The setback to the front garage face shall be the same as the 
front yard. 

(2l The setback to the front garage face shall be the same as the 

Minimum front yard: 12.0 m 

36C. I Sentence (#) I Minimum setback to front garage face 
Exceptions: 

6.0m 

R2-16, R3-17, 
R3-21 , R3-27, 
R3-35,R3-52, 
R3-53,R4-2, 
R4-3, R4-4, 
R4-8, R4-9, 
R4-1O, R4-12, 
R4-14, R4-15, 
R4-20, R4-22, 
R4-23, R4-34, 
R4-42, R4-49, 
R4-50, R4-54, 
R4-61 

September 1,2009 

Clarifies the front yard 
requirement. 

Ensures that the setback to the 
front garage is not less than 6.0 m. 
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36D. 

36E. 

Sentences 14.2.4.6.6 Minimum exterior side yard abutting 
4.2.4.6.6 and Scarboro Street 4.5m 
4.2.4.6.7 
Exception: 
R3-6 
Table 4.4.1 
R8 to Rll 
Permitted 
Uses and 
Zone 
Regulations 

4.2.4.6.7 Minimum setback to front garage face 

Line 
6.4 

Front garage 
face· interior 
lot 
Front garage 
face· corner 
lot 

Line I Front garage 
7.1 face 
NOTES: 

H-m--. 6.0m 16.0m 

6.0m I 6.0m 

6.0711 

6.0m 

6.0m 

{1Jl . The setback to the front garage face shall be the same as the 
front yard. 

{.1!jJ The setback to the front garage face shall be the same as the 
exterior side yard. 

September 1, 2009 

Reinstates an exterior side yard 
abutting Scarboro Street. 
Ensures that the setback to the 
front garage is not less than 6.0 m. 

Ensures that the setback to the 
front garage is the same as the 
front yard/exterior side yard, but 
not less than 6.0 m. 
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52A. 

52B. 

R16 Permitted 
Uses and Zone 
Regulations 

Sentences 
4.7.2.1.8 and 
4.7.2.1.9 
Exception: 
R16-1 

Table 4.8.1 
RMI andRM2 
Permitted Uses 
and Zone 

Line 
6.2 

Line 
7.4 

Line 
12.2 

4.7.2.1.8 

Minim.um setback from a front 
garage face to a street. eEe
private road or eEe - sidewalk 

Minimum setback from a front 
garage face to a street. eEe-

. private road or eEe - sidewalk 

Minimum setback from a front 

deemed an exterior side yard 

7.5m 

6.0m 

M-m 

4.7-.2.1.9Q All site development plans shall comply with 
Schedule R16-1 ofthisExc 

Regulations I Line Front garage face 6.0m 

September 1, 2009 

7.1 
NOTES: 

{1ll The setback to the front garage face shall be the same as 
the front yard. 

{2l The setback to the front garage face shall be the same as 
the exterior side yard. 

garage is the same as the front 
yarc:lJexterior side yard, but not less 
than 6.0 m. 

Not required since the definition of 
comer lot includes private roads. 

Ensures that the setback to the front 
garage is the same as the front 
yard/exterior side yard, but not less 
than 6.0 m. 
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52C. 

52D 

52E 

Sentence (#) 
Exceptions: 
RMl-3, RMl-4, 
RMl-5 

Sentence (#) 
Exceptions: 
RMl-6, 
RMl-12, 
RMl-17 
Sentence (#) 
Exception: 
RMl-21 

September 1, 2009 . 

Detached Dwelling: 
(jfJ minimum front yard 
(jfJ l11.inimum exterior side yard 
(jjJ minimum. setback to front garage face 

Semi-Detached Dwelling: 
(#) minimum setback to front garage face 

(jjJ minimum setback to front garage face 

Detached Dwelling: 
(jfJ minimum front yard 
(jfJ minimum exterior side yard 
(jfJ minimum setback to front garage face 

Semi -Detached Dwelling: 
(#) lninimum setback to front garage face 

Linked Dwelling: . 
(#) minimum setback to front garage face 

4.5m 
4.5m 
6.0m 

6.0117 

Ensures that the setback to the front 
garage is not less than 6.0 m. 

6.0 m I Ensures that the setback to the front 
garage is not less than 6.0 m. 

Ensures that the setback to the front 
4.5 m I garage is not less than 6.0 m. 
4.5m 
6.0m 

6.0 In 

6.0m 
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'( 

~ 
garage is not less than 6.0 ill. 

Permitted Uses Line -I Minimuni setba~k from a front 6.0m 
and Zone 6.2 garage [ace to a street, eEe -
Regulations 12.rivate road or eEe - sidewalk 

Line Minimum setback from a front 6.0m 
7.4 

bine I tvunimum setback from a front M-m C 
~ 

54A. Table 4.12.1 Ensures that the setback to the front 
RM6 garage is not less than 6.0 m. 
Permitted Uses Line Minimum, setback from a front 6.0m 
and Zone 6.2 garage [ace to a streetl CEe- Go) 

I 
Regulations 12.rivate road or eEe - sidewalk ~ 

01 

Line I Minimum, setback from a front 6.0m 
7.5 garage face to a streetl CEe-

12.rivate road or eEe - sidewalk 

I~==:~==~ bine M-m /' 

~ ( 
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Permitted Uses 
and Zone 
Regulations 

garage is the same as the front yard, 
and not less than 6.0 m. 

Lm. The setback to the front garage face shall be the same as 
the front yard. 

55AA I Sentence 
6.2.2.7.1 
Exception: 

55B. 

72A 

Cl-7 
Sentence 
6.2.2.7.2. 
Exception: 
Cl-7 
Sentence 
6.2.2.7.12 
Exception: 
Cl-7 
Sentence 
6.2.2.18.6 
Exception: 
Cl-18 
Sentence 
6.2.5.29.2 
Exception: 
C4-29 

September 1, 2009 

Lands zoned C 1-7 shall only be used for the following: 

(jJ Cold Storage Room 

Only the following accessory uses shall be pennHted: 

(1) Cold Storage Room Parking required (or Area A 

Maxin1Um number oUhe required parking spaces 
in Sentence 6.2.2.7.9 that maybe provided in Area B 

6.2.2.18.6 Minimum depth of a landscaped buffer 
measured from the lot line of a B-+ B ,zone 

Maximum number of sky-light apartment dwelling units 

23 

Reinstates uses and parking 
regulations that were permitted under 
Zoning By-law 5500. 

0.0 m I Since the base Buffer Zone is 
proposed to b~ amended, the B-1 
zone will be deleted. 

6 I Clarifies that a maximum of six (6) 
dwelling units are permitted. 
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Delete the Greenbelt Overlay from the lots on Oneida Court 
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Appendix S2-2 

Proposed Housekeeping Amendments -
Mississauga Zoning By-law 0225-2007 
Wards 1-11 

File: BL.09-COM 

Resolution Council-0208-2009 

Council-0208-2009 "1. That the Report dated September 1, 2009, from the 

Commissioner of Planning and Building regarding proposed 

housekeeping amendments to Zoning By-law 0225-2007, 

save and except the Charity Drop Box provision which is 

deferred to staff for further review and report back to 

Committee with respect to licensing enforcement and 

grandfathering provisions, be adopted in accordance with the 

following: 

(a) That notwithstanding that subsequent to the public meeting, 

additional housekeeping changes have been proposed, 

Council considers that the changes do not require further 

notice and, therefore, pursuant to the provisions of 

subsection 34(17) ofthe Planning Act, R.S.O. 1990, c.P.13, 

as amended, any further notice regarding the proposed 

amendments is hereby waived. 

(b) That the proposed housekeeping amendments to Zoning 

By-law 0225-2007 as detailed in Appendix S 1 and S 3 be 

approved. 

2. That correspondence from Pound & Stewart Services 

Planning Consultants dated September 21, 2009 with respect 

to the proposed housekeeping amendments to Zoning By-law 

0225-2007, be received." 



BIL SECTION 
NUMBER 

Proposed Housekeeping Amendments (#2) to Zoning By-law 0225-2007 

Addendum (#2) 

PROPOSED REVISION COMMENTlEXPLANATION 
.. . .. 

Part 1: Administration, Interpretation, Enforcement and Definitions 
7. Section 1.2 - "Gazebo" means a!! freestanding unenclosed structureo- with a roor: Clarifies that a gazebo is a 

Definitions structure with a roof and may be 
attached to another structure 

9. Section 1.2 - "Gross Floor Area (GFA) - Restaurant" means the sum of the areas Clarifies that this definition 
Definitions of each storey above or below established grade of a restaurant, applies to all restaurants and 

convenience restaurant and/or take-out restaurantl measured from the excludes storage areas below 
exterior of outside walls or from the mid-point of common walls, but established grade. 
excluding storage areas below established grade and motor vehicle 
parking bela'll established gFade. (0325-2008) 

15. Section 1.2 - "Private Club" means a building, structure or part thereof, used for a Expands the list of uses permitted 
Definitions social, cultural, athletic or recreational club, eF fraternal organization, or in a private club to include 

community' or educational uses, that is not operated for profit. community or educational uses. 
Part 2: General Provisions 

22. Subsection Outdoor Clothing Drop Boxes This new provision will permit 
2.1.28 

Outdoor clothing dro12 boxes shall be 12ermitted in 
outdoor clothing drop boxes for 

Outdoor 
Commercial and Em12loy'ment Zones in coml2.liance with 

registered charities in Commercial 
Clothing and Employment Zones, subject 

the (allowing: 
Drop Boxes to regulations. 

2.1.28.1 Outdoor clothing dro12. boxes fjJr registered charities shall 
be 12.ermitted; 

2.1.28.2 Minimum setback oLan outdoor clothing dro12. box (jom a 
Residential Zone shall be 6.0 m; 

2.1.28.3 An outdoor clothing dro12. box shall be located outside of 
any' required landscaped area; 

2.1.28.4 An outdoor clothing dro12. box shall not be located on any' 
required parking area or obstruct any' required parking 
space. 

November 10,2009 
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BIL SECTION PROPOSED REVISION 
NUMBER 

Part 7: City Centre Zones 

75. i\rticle 7.1.4.6 7.1.4.6 The minimum seearation distance aLa restaurant, or 
Uses take-out restaurant from a Residential Zone 
Accessory to contained in Lines 1.0 and 3.0 oLTable 2.1.2.1.1 o[ 
a Permitted this B)!..-law shall not aeel)!.. to RAJ to RA5 zones. 
Use in CC2, 
CC3 and 
CC4 Zones 

Part 8: Employment Zones 
78. Sentence In an El and E2 zone, Eermitted accessory uses shall include 

8.1.2.1.1 laboratories and associated facilities for medical diagnostic and dental 
Accessory purposes, medical supply and equipment store, day eaFe, FestallFaBt, 
Uses in take aut FestauFaBt, pharmacy, motor vehicle rental facility, retail 
Employment store less than 600 m2 and a personal service establishment. In an EJ 
Zones zone, eermitted accessor)!.. uses shall also include a restaurant and take-

out restaurant. In an E1 and E2 zone, eermitted accessorJ!. uses shall 
also include a dar care. 

80. Sentence An accessory' day care shall only' be eermitted in an E1 and E2 zone, 
8.1.2.1.3 subject to the provisions contained in Subsection 2.1.23 ofthis By-law. 
Accessory (0325-2008) 
Uses in 
Employment 
Zones 

--

November 10, 2009 

COMMENT IEXPLANATION 
... 

Permits accessory restaurant or 
take-out restaurant in a CC2 to 
CC4 zone within 60.0 m of a RA1 
to RA5 zone. 

A restaurant and take-out 
restaurant are permitted uses in an 
E2 zone and therefore don't need 
to be listed in the list of accessory 
uses for an E2 zone, but should be 
included for an E 1 zone. 

Clarifies that an accessory day 
care is not permitted in an E3 
zone. 
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BIL SECTION PROPOSED REVISION 
NUMBER 

81. Article In an E1 to E3 zone, a maximum of20% of the total gross floor area-
8.1.3.1 non-residential of a Business Activity use contained in Table 8.2.1 of 
Accessory this By-law, may be used for accessory retail sales, leasing and/or 
Retail Sales rental, accessory retail display and/or installation of products, other than 
and/or motor vehicles, '/"meR aFe maImfaetmea, repairea, VfaFefle:asea er 
Accessory aistribmea at whelesale [rem the premises, which are manufactured 
Retail within a manufacturing [acilitv, re12.aired within a rel1.air 
Display in establishment, wholesaled within a wholesaling [acilitv, or distributed 
Employment f!:om a warehouse/distribution [acilitv, provided that such accessory 
Zones retail sales, leasing and/or rental, accessory retail display and/or 

installation of products is contained wholly within an enclosed 
building, structure or part thereof. 

82. Article Where there are no buildings, or structures on a lot and the lot is used 
8.1.7.4 for outdoor storage fer apermittea use eentainea in Table 8.2.1 efthis 
Outdoor By lavf, the minimum required yards front yard ana exterior side 
Storage and yard requirements of the E3 zone regulations shall apply. 
Outdoor 
Display 
E3 Zones 

- ---- ---- - -

K:\PLAN\DEVCONTL\GROUP\ WPDAT A \PDC2\BL.09-COM Appendix S2-3.doc~mcc 

November 10,2009 

COMMENT / EXPLANATION 
.... 

Clarifies that retail uses are only 
permitted accessory to the 
primary use of a building for 
manufacturing, repair 
wholesaling, or 
warehouse/distribution. 

Clarifies the regulations for an 
outdoor storage use in an E3 zone. 

- ------ -
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M/SS/sSAUGA ,. 
~ 

DATE: 

TO: 

FROM: 

SUBJECT: 

Corporate 
Report 

4-1 

November 10, 2009 

Clerk's Files 

Originator's 
Files 

CD.OI.REG 

PLANNING & DEVELOPMENT COMMITIEE 

NOV 3 0 2009 

Chair and Members of Planning and Development Committee 

Meeting Date: November 30, 2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

Regional Official Plan Amendment 25 (ROPA 25) - Monitoring 
Policies and Planning and Conservation Land Amendment Act 
Conformity Policies 

RECOMMENDATION: 1. That the proposed Regional Official Plan Amendment 25 (ROPA 

25) - Monitoring Policies and Planning and Conservation Land 

Amendment Act Conformity Policies, attached as Appendix 1, be 

supported subj ect to the modifications identified and detailed in 

Appendix 2 of the report titled "Regional Official Plan 

Amendment 25 (ROPA 25) - Monitoring Policies and Planning 

and Conservation Land Amendment Act Conformity Policies" 

dated November 10,2009 from the Commissioner of Planning and 

Building. 

2. That the report titled "Regional Official Plan Amendment 25 

(ROPA 25) - Monitoring Policies and Planning and Conservation 

Land Amendment Act Conformity Policies", dated November 1 0, 

2009 from the Commissioner of Planning and Building, be 

forwarded, by the City Clerk, to the Region of Peel, the City of 

Brampton and the Town of Caledon. 



Planning and Development Committee 

4-2 

- 2 - CD.Ol.REG 
November 10, 2009 

BACKGROUND: The Peel Regional Official Plan Review (PROPR) is underway to 

bring the Regional Official Plan into conformity with recent Provincial 

initiatives and legislation. It is also the mandatory five-year review 

required by the Planning Act. 

A report titled "Peel Region Official Plan Review - Update" from the 

Commissioner of Planning and Building which summarized the 

PROPR process was brought forward to Planning and Development 

Committee on January 12, 2009. 

The PROPR work program was approved by Regional Council in 

September 2007. It consists of 15 focus areas as illustrated in Figure 1 

below. Mississauga staff have participated on working committees, 

reviewed draft discussion papers and attended Regional workshops as 

part of the PROPR process. 

FIGURE 1: 

Region of Peel Official Plan Review, 15 Focus Areas 

The results of the PROPR are intended to be implemented through 

several Regional Plan Amendments (ROP As). "Regional Official Plan 

Amendment 25 (ROPA 25) - Monitoring Policies and Planning and 



Planning and Development Committee 

4-3 

- 3 - CD.Ol.REG 
November 10, 2009 

Conservation Land Amendment Act Conformity Policies" (ROPA 25) 

updates monitoring policies to conform to new Provincial monitoring 

requirements and includes applicable Planning and Land Conservation 

Amendment Act policies in the Regional Official Plan. It was brought 

forward to Regional Council on August 26, 2009. 

Previous comments on ROP As have been brought forward to Planning 

and Development Committee on: 

• ROP A 20 - Sustainability and Energy Policies (March 30, 

2009); 

• ROPA 21: Natural Heritage, Agriculture, Air Quality and 

Integrated Waste Management Policies (May 4, 2009); 

• ROPA 22: Transportation Policies (June 29, 2009); 

• ROPA 23: Housing Policies (September 21,2009); and, 

• ROP A 24: Greenbelt Conformity, Regional Forecasts, Growth 
Management, Employment Land, Strategic Infrastructure Study 

Areas and Implementation Policies (November 16,2009). 

One additional amendment, ROP A 26 - Transportation Schedules and 

Housekeeping, is anticipated to be brought forward to Regional 

Council in Winter 2010. ROPA timelines are summarized in the table 

below. 

.::Repott to \ 
'':iJ'Regiori~1 
\;:;(.Coori~1I 

ROPA Jan. 22,2009 
20 

ROPA Feb.26,2009 
21 

ROPA Mar. 26, 2009 
22 

ROPA Jun. 18, 2009 
23 

ROPA Jul. 9, 2009 
24 

ROPA Sep. 10, 2009 
25 

ROPA Winter 2010 
26 

• General Committee 
•• Regional Council 

'f' , 

" " :;Y., ," '~:/,ff;\" 
;' ,'~,,' ~,' >/ ,:"":~;~ : ~ 

Public Me~tin"; 
Feb. 26, 2009 

Apr. 23, 2009 

May 7,2009 

Sep.17,2009 

Oct. 8, 2009 

Oct. 29, 2009 

Winter 2010 Winter 2010 

Approval from Minister 
anticipated - Nov. 2009 
Approval from Minister 
anticipated - Jun. 2010 
Approval from Minister 
anticipated - Jun. 2010 
Approval from Minister 
anticipated - Jun. 2010 
Approval from Minister 
anticipated - Jun. 2010 
Approval from Minister 
anticipated - Jun. 2010 

To be determined 
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PRESENT STATUS: 

COMMENTS: 

The Region of Peel has requested comments on ROP A 25, attached as 

Appendix 1. 

This amendment has been reviewed by City staff. Detailed comments 

are summarized in Appendix 2. 

1. Monitoring Policies 

The Monitoring policies in ROPA 25 update the monitoring policies in 

the Regional Official Plan. The Greenbelt Plan and the Growth Plan 

require monitoring policies in place to report on data gaps and specific 

intensification, density and housing targets. 

Mississauga staff generally support the proposed Monitoring Policies, 

however, are requesting more information in relation to the monitoring 

program, the participation required from area municipal staff, and 

greater detail regarding any data that would be required from the area 

municipalities. A review timeframe should be identified so that the 

resource and budget implications can be understood. 

2. Planning and Conservation Land Amendment Act Conformity 

The Planning and Conservation Land Statute Law Amendment Act 

was a continuation of earlier Ontario planning reforms that included 

the Provincial Policy Statement and the Growth Plan. It was a 

response to the demand for better tools to manage growth, protect 

green resources and promote development where services and 

infrastructure already exist. In order to achieve Provincial conformity 

with this legislation, the Region of Peel Official Plan has added 

policies relating to the following areas: 

• Community Improvement Plans; 

• Local Appeal Bodies; and, 

• Complete application requirements for Regional Official Plan 

Amendments. 
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STRATEGIC PLAN: 

Staff support the Planning and Conservation Land Statute Law 

Amendment Act conformity policies, although have some questions 

about the Community Improvement plan policies and associated 

studies required for complete applications. 

Studies are underway by the Region of Peel and the City of 

Mississauga regarding Community Improvement Plans. These studies 

provide detailed recommendations on future official plan policies. 

This policy might be deferred pending the outcome of this work. 

In addition, ROP A 25 includes policies on complete applications and 

the associated studies that may be requested. Staff is requesting 

definitions be provided for the studies identified to provide clarity as 

to what might be involved. 

ROP A 25 implements the policies in the previous Regional Official 

Plan Amendments. The principal goals of ROP A 25 are to incorporate 

policies to enhance the monitoring program and incorporate improved 

implementation tools into the Regional Official Plan. It does not 

relate to specific Objectives in the Pillars for Change in Mississauga's 

new Strategic Plan. 

FINANCIAL IMPACT: Monitoring requirements may have staff resource implications. 

CONCLUSION: Generally the policies in ROPA 25 can be supported. Staff are 

requesting clarification on the studies proposed and municipal 

involvement in future monitoring and Regional Official Plan reviews. 

Finally, staff are suggesting policies on Community Improvement 

Areas might be developed as part of the studies which are underway 

and suggest this policy might be deferred so as not to require future 

reVISIons. 
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ATTACHMENTS: APPENDIX I :Region of Peel, Regional Official Plan, Regional 

Official Plan Amendment Number 25 - (ROP A 25) 

An Amendment to Update Monitoring Policies and 

Planning and Conservation Land Amendment Act 

Conformity Policies 

APPENDIX 2: Summary of Comments 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Emily Irvine, Policy Planner 

K,IPLAMPOLICYlGROUPI2009 Peel Region ICorpo,"'e ReportslCorpora'e Report - ROP A 25.doc 9t . 
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PEEL REGION OFFICIAL PLAN REVIEW (PROPR) - DRAFT REGIONAL OFFICIAL PLAN 
AMENDMENT 25 (ROPA 25) - MONITORING POLICIES AND PLANNING AND 
CONSERVATION LAND AMENDMENT ACT CONFORMITY 

REGION OF PEEL 

REGIONAL OFFICIAL PLAN 

REGIONAL OFFICIAL PLAN AMENDMENT 
NUMBER 25 (ROPA 25) 

AN AMENDMENT TO UPDATE MONITORING 
POLICIES AND PLANNING AND CONSERVATION 
LAND AMENDMENT ACT CONFORMITY POLICIES 
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PEEL REGION OFFICIAL PLAN REVIEW (PROPR) - DRAFT REGIONAL OFFICIAL PLAN 
AMENDMENT 25 (ROPA 25) - MONITORING POLICIES AND PLANNING AND 
CONSERVATION LAND AMENDMENT ACT CONFORMITY 

August 2009 

THE CONSTITUTIONAL STATEMENT 

Part A, The Preamble does not constitute part of this Amendment. 

Part B, The Amendment, consisting of amendments to the Text of the Official Plan for Peel 
Region 1996, constitutes Amendment Number 25 to the Official Plan for Peel Region. 
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PEEL REGION OFFICIAL PLAN REVIEW (PROPR) - DRAFT REGIONAL OFFICIAL PLAN 
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PART A - THE PREAMBLE 

1. Purpose of the Amendment 

The purpose of this amendment is to revise and add policies to the Region of Peel Official 
Plan (ROP) for the purposes of conformity to Provincial requirements for monitoring and 
Planning and Conservation Land Amendment Act Conformity (Bill 51). 

2. Location 

This Amendment applies throughout the Regional Municipality of Peel. 

3. Basis 

In September 2007, Regional Council endorsed a work program to proceed with a five
year review of the Regional Official Plan (ROP) through the Peel Region Official Plan 
Review (PROPR) process. The review is considering amendments that are necessary to 
bring the ROP into conformity with relevant legislation, plans and policies including the 
Provincial Policy Statement (2005 PPS), the Greenbelt Plan (2005), the Growth Plan for 
the Greater Golden Horseshoe (2006) and amendments to the Planning Act (the Planning 
and Land Conservation Law Amendment Act, 2006). 

In accordance with the endorsed work program, PROPR is being completed through 
several concurrent policy review projects resulting in several Regional Official Plan 
Amendments (ROPAs). ROPA 25 includes additions and/or updates to the Plan's 
monitoring policies and adds new policies· to bring the ROP into conformity with the 
Planning and Conservation Land Amendment Act. Through the policy review, revisions to 
the Plan's text are being proposed to ensure that the ROP is up-to-date and conforms to 
provincial policy requirements. 

Monitoring 

Monitoring and measuring the ROP successes is vital to ensure objectives and goals are 
on track and are met. A key objective in updating monitoring policies is to ensure that the 
Region's monitoring framework has the ability to accurately assess Provincial conformity 
policies within the ROP. Updating the monitoring policies aims to strengthen the ROPMP 
by broadening the program to support other Region of Peel programs and services outside 
the ROP. In strengthening the ROPMP, policies are included that aim to further define the 
Region's relationship with its partner agencies for consistent data collection, analysis and 
regular reporting. 

The draft policies were developed in consultation with Regional and area municipal staff 
and conform to the Growth Plan, Greenbelt Plan and PPS. Provincial legislation directs 
the Region to incorporate new policies to enable the monitoring of Provincial plans. The 
ROP contains suggested performance indicators for the existing policies, however, 
updating the suggested indicators is necessary to be able to efficiently monitor the 
success of the new policies which are being introduced through PROPR. 
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PEEL REGION OFFICIAL PLAN REVIEW (PROPR) - DRAFT REGIONAL OFFICIAL PLAN 
AMENDMENT 25 (ROPA 25) - MONITORING POLICIES AND PLANNING AND 
CONSERVATION LAND AMENDMENT ACT CONFORMITY 

The Greenbelt Plan identifies the need for implementation policies to define how the 
Region will work with its partner agencies and stakeholders to indentify data gaps, 
determine consistent methodologies for data collection and regularly report findings. The 
Growth Plan requires the Region to maintain specific intensification, density and housing 
targets incorporated in the ROP, therefore, a policy was developed to monitor these 
targets. 

Policies reflecting the above Provincial requirements have been included in this 
amendment to ensure the ROP conforms to all Provincial plans. 

Planning and Conservation Land Amendment Act Conformity 

Bill 51, the Planning and Conservation Land Statute Law Amendment Act, received Royal 
Assent in 2006. Most of the implementing Regulations for this Act were proclaimed in 
2007. The Act was a continuation of earlier Ontario planning reforms that included the 
2005 Provincial Policy Statement, the Places to Grow Act and the Growth Plan for the 
Greater Golden Horseshoe and the Greenbelt Act. In very large measure, this legislation 
was a response to a strong demand from municipalities for better tools to manage growth 
and address the consequences of urban sprawl, to preserve green space and natural 
resources and to promote development where services and infrastructure are already 
available. 

Municipalities are required to include applicable Planning and Conservation Land 
Amendment Act policies in their official plans as per the Planning Act. Regional staff 
undertook an analysis of the Planning and Conservation Land Amendment Act 
requirements and has determined that several new policies should be added into the 
ROP. 

The proposed amendments to achieve provincial conformity address the following policy 
areas: 

• Community Improvement Plans; 
• Local Appeal Bodies; and 
• Complete application requirements for Regional Official Plan Amendments. 

PART B - THE AMENDMENT 

All of the Amendment entitled PART B - THE AMENDMENT, consisting of the attached text 
constitutes Amendment Number 25 to the Region of Peel Official Plan 1996. 

a. Amendments to Text 

1. Chapter 7, Implementation, Section 7.3 is amended by adding the following after Section 
7.3.5: 

7.3.6 Regional Official Plan Amendments 
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PEEL REGION OFFICIAL PLAN REVIEW (PROPR) - DRAFT REGIONAL OFFICIAL PLAN 
AMENDMENT 25 (ROPA 25) - MONITORING POLICIES AND PLANNING AND 
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Applications to amend the Regional Official Plan shall be subject to the following 
requirements for pre-consultation. Applications to amend the Regional Official Plan must 
be complete applications as described below. 

7.3.6.1 Objective 

To require pre-consultation for all applications to amend the Regional Official Plan. 

7.3.6.2 Policy 

It is the policy of Regional Council to require a pre-consultation meeting between 
applicants and Regional staff prior to the submission of an application to amend the 
Regional Official Plan. 

7.3.6.3 Objective 

To require that all applications to amend the Regional Official Plan be complete 
applications as described below. 

In order to be considered to be a complete application, the following studies, reports and 
documents are required: 

• a completed Regional Official Plan Amendment application form; 
• the current application fee; 
• a draft of the proposed amendment, including the proposed text and all proposed 

schedules; 
• at least one pre-consultation meeting to determine the required studies, reports and 

documents; and 
• other studies, reports and documents as required through the pre-consultation meeting 

or meetings. 

The following list includes studies that may be required to evaluate an application to 
amend the Regional Official Plan: 
• planning justification; 
• environmental impact statement; 
• natural heritage evaluation; 
• hydrogeological evaluation; 
• agricultural impact study; 
• landform conservation area study; 
• earth science heritage evaluation; 
• archaeological assessment; 
• Regional municipal comprehensive review; 
• transportation study; 
• Oak Ridges Moraine Conservation Plan Conformity Study; 
• mineral aggregate study; and 
• functional servicing report. 
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PEEL REGION OFFICIAL PLAN REVIEW (PROPR) - DRAFT REGIONAL OFFICIAL PLAN 
AMENDMENT 25 (ROPA 25) - MONITORING POLICIES AND PLANNING AND 
CONSERVATION LAND AMENDMENT ACT CONFORMITY 

This list of studies, reports and documents is not inclusive. Other studies, reports or 
documents may be requested when an application to amend the Regional Official Plan is 
received. 

2. Chapter 7, Implementation, Section 7.6.2 is amended by adding the following after Section 
7.6.2.21 : 

7.6.2.22 

7.6.2.23 

Prepare Community Improvement Plans to further the goals, objectives and 
policies of this Official Plan. Regional Council may designate any part of the 
Region as a Community Improvement Project Area. Regional Council may 
enact a Regional Community Improvement Plan that uses incentive 
programs including making grants or loans either to registered property 
owners within the Community Improvement Plan Area or to local 
municipalities. Regional Council may participate in Community 
Improvement Plans of an area municipality. Regional Council may use 
Community Improvement Plans for infrastructure that is within the Region's 
jurisdiction. 

Recognize the right of area municipalities to adopt Official Plan policies 
directing the establishment of local appeal bodies to hear appeals of 
municipal decisions of minor variance and consent (land severance) 
applications. No amendment to the Regional Official Plan shall be required 
in order for one or more local municipalities to establish a local appeal 
body. 

3. Chapter 7, Implementation, Section 7.9, paragraph one, is amended by deleting the words 
"Urban System and 2021 for the Rural System" and replacing them with "planning horizon 
to the year 2031."; adding the words "The Regional Official Plan Monitoring Program 
(ROPMP) is the" before the words "A mechanism"; deleting the "A" before the word 
"mechanism" and deleting the words "is required" before the words "to identify". 

4. Chapter 7, Implementation, Section 7.9 is amended by inserting the following after 
paragraph one: 

"The establishment of the ROPMP led to a systematic approach to evaluating the goals, 
objectives, and policies in this Plan through the development of a monitoring framework 
and set of indicators. The ROPMP has provided the foundation for further work to monitor 
policies in this Plan that conforms to Places to Grow. Monitoring of this Plan will lead to 
opportunities to share expertise and knowledge in developing systematic approaches that 
monitor the progress of other Regional programs and services." 

5. Chapter 7, Implementation, Section 7.9, paragraph two, is amended by deleting the word 
"This" and replacing it with the words "The monitoring policies of this"; deleting the words 
"as required by the Planning Act," and replacing them with the words "on a regular basis". 

6. Chapter 7, Implementation, Section 7.9.1.1 is amended by deleting the words "establish a 
mechanism" and replacing them with the words "continue the Regional Official Plan 
Monitoring Program (ROPMP)" 
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7. Chapter 7, Implementation, Section 7.9.1 is amended by adding the following after section 
7.9.1.2: 

7.9.1.3 To develop objectives and indicators, measure performance and outcomes, 
and related metrics to support the Region of Peel's programs and services. 

8. Chapter 7, Implementation, Section 7.9.2.1 is amended by deleting it and replacing with 
the following: 

7.9.2.1 Develop a strategy for Region of Peel programs and services that reflects 
corporate objectives, and monitors, evaluates, and reports on progress and 
successes. 

9. Chapter 7, Implementation, Section 7.9.2 is amended by adding the following after Section 
7.9.2.1: 

7.9.2.2 Evaluate and update with the area municipalities, the conservation 
authorities, and other stakeholders the existing monitoring framework and 
indicators and prepare the ROPMP report regularly to evaluate the level of 
progress in meeting the goals, objectives and policies in this Plan. 

10. Chapter 7, Implementation, Section 7.9.2.2 is amended by deleting it and replacing it with 
the following and renumbering it to 7.9.2.3: 

7.9.2.3 Collaborate and develop, with the area municipalities, conservation 
authorities, the Province, other government agencies, and the community, 
appropriate indicators to analyze the effectiveness of this Plan and to serve 
as a basis for any policy adjustments which results from this analysis. 

Indicator categories to be monitored may include, but are not necessarily 
limited to: 

• designated greenspace 
• natural cover 
• urban tree canopy 
• indicator species 
• surface and groundwater quality and quantity 
• water use and efficiency 
• transit modal share 
• transportation demand management 
• redevelopment to total development 
• residential and non-residential densities 
• housing production 
• industrial/commercial ratios 
• employment to population ratios 
• employment land area 
• work force 
• designated greenfield densities 
• residential development in built-up area 
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• household waste 
• energy use 

11. Chapter 7, Implementation, Sections 7.9.2.3 and 7.9.2.4 are amended by deleting them 
and Section 7.9.2.4 is replaced with the following: 

7.9.2.4 Work, jointly with the area municipalities and conservation authorities to 
identify data gaps when selecting indicators and establish consistent 
methodologies for data collection so information can be compared across 
the Region. 

12. Chapter 7, Implementation, Section 7.9.2.7 is amended by deleting the word "and" after 
the words "the Region" and replacing it with a comma: "," ; by adding the words "and the 
conservation authorities" before the words "which may be identified" and by renumbering it 
to 7.9.2.5 

13. Chapter 7, Implementation, Section 7.9.2.8 is renumbered to Section 7.9.2.6 

14. Chapter 7, Implementation, Section 7.9.2 is amended by adding the following new section 
after renumbered Section 7.9.2.6: 

7.9.2.7 Work with the area municipalities to develop a consistent methodology to 
monitor the intensification, density, and housing targets in this Plan. 

15. Chapter 7, Implementation, Section 7.9.2.5 is renumbered to Section 7.9.2.8 

16. Chapter 7, Implementation, Section 7.9.2.6 is renumbered to Section 7.9.2.9 

17. Chapter 7, Implementation, Section 7.9.2.9 is renumbered to Section 7.9.2.10 

18. Chapter 7, Implementation, Section 7.9.2.10 is renumbered to Section 7.9.2.11 

19. Chapter 7, Implementation, Section 7.9.2.11 is renumbered to Section 7.9.2.12 



The following list includes studies that may be required to 
evaluate an application to amend the Regional Official Plan: 

7.6.2.22 

• planning justification; 
• environmental impact statement; 
• natural heritage evaluation; 
• hydrogeological evaluation; 
• agricultural impact study; 
• landform conservation area study; 
• earth science heritage evaluation; 
• archaeological assessment; 
• Regional municipal comprehensive review; 
• transportation study; 
• Oak Ridges Moraine Conservation Plan 

Conformity Study; 
• mineral aggregate study; and 
• functional servicing report. 

Prepare Community Improvement Plans to 
further the goals, objectives and policies of this 
Official Plan. Regional Council may designate 
any part of the Region as a Community 
Improvement Project Area. Regional Council 
may enact a Regional Community Improvement 
Plan that uses incentive programs including 
making grants or loans either to registered 
property owners within the Community 
Improvement Plan Area or to local 
municipalities. Regional Council may 
participate in Community Improvement Plans of 
an area municipality. Regional Council may use 
Community Improvement Plans for 
infrastructure that is within the Re!!ion's 

Are there defmitions associated with these 
studies? Defmitions would provide clarity as 
to what each of these studies might entail, for 
example, what is intended by earth science 
heritage evaluation or landform conservation 
area study? 

Although the policies state that this list is not 
inclusive, notable studies that are absent are 
human services requirement studies, such as 
Community Infrastructure Needs Evaluations, 
and public health impact studies. 

Community Improvement Areas are the 
subject of studies at both the Region of Peel 
and the City ofMississauga. These studies 
may result in new official plan policies. The 
proposed policy may not capture what is 
intended to be achieved. Given the nature of 
the timing of these projects, would it be 
appropriate to defer this policy? 
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jurisdiction. 

7.9 Monitoring, Reviewing and Updating 

The monitoring of this Plan will be reviewed and amended 
on a regular basis or when changing circumstances need to 
be reflected in the Plan. 

7.9.2.2 

7.9.2.7 

7.9.1.3 

Evaluate and update with the area 
municipalities, the conservation authorities, and 
other stakeholders the existing monitoring 
framework and indicators and prepare the 
ROPMP report regularly to evaluate the level of 
progress in meeting the goals, objectives and 
policies in this Plan. 

Work with the area municipalities to develop a 
consistent methodology to monitor the 
intensification, density, and housing targets in 
this Plan. 

To develop objectives and indicators, measure 
performance and outcomes, and related metrics 
to support the Region of Peel's programs and 
services. 

7.9.2.3 Collaborate and develop, with the area 
municipalities, conservation authorities, the 
Province, other government agencies, and the 
community, appropriate indicators to analyze the 
effectiveness of this Plan and to serve as a basis for 
any policy adjustments which results from this 
analysis. 

Indicator categories to be monitored may include, 
but are not necessarilv limited to: 

What is intended by "on a regular basis "? I This should be clarified. 
Given the implications for staff resources and 
budget that are required as part of an official 
plan review, this should be clearly identified 
so that resources may be allocated 
accordingly. 

What is meant by "report regularly to 
evaluate the level of progress "? This policy 
requires the participation of the area 
municipalities. A review timeframe should be 
identified so that the resource and budget 
implications can be understood. 

This policy requires the participation of the 
area muniCipalities. A review time frame 
should be identified so that the resource and 
budget implications can be understood. 

What is meant by "related metrics "? 

Although the policies specify that the 
categories are not inclusive, Urban Growth 
Centre density targets should be identified as 
it is a requirement ofthe Growth Plan? 

Is residential development in the built-up area 
intended to represent the intensification target 
identified in the Growth Plan? 

Should the be reworded to state that the 

This should be clarified. 

This should be clarified. 
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• designated greenspace 
• natural cover 
• urban tree canopy 
• indicator species 
• surface and groundwater quality and quantity 
• water use and efficiency 
• transit modal share 
• transportation demand management 
• redevelopment to total development 
• residential and non-residential densities 
• housing production 
• industrial/commercial ratios 
• employment to population ratios 
• employment land area 
• workforce 
• designated greenfield densities 
• residential development in built-up area 
• household waste 
• energy use 

7.9.2.5 8 Prepare, jointly with the area municipalities, an 
assessment tool that will allow evaluating the 
public health impacts of proposed plans or 
development as part of the approval process. 

following are categories? 

Alternatively, the categories identified are not 
measurable. Should this be revised and 
reworded as the policy currently exists in the 
Regional Official Plan e.g. amount of 
preserved greenspace? 

Staff had provided previous comments to this 
policy in relation to ROP A 24. Although the 
City of Mississauga supports the public health 
and urban form initiatives of the Region, the 
work on an assessment tool to evaluate public 
health impacts is ongoing. It is premature to 
include this nolicv in this amendment. 
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Clerk's Files 

Originator's 

Corporate 
Report 

Files OZ 06/030 W7 

PlANNING & DEVELOPMENT COMMITTE~ 
NOV l 6 2009 

November 10, 2009 

Chair and Members of Planning and Development Committee 

Meeting Date: November 30, 2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

Official Plan Amendment and Rezoning Applications 

To permit One (1) Detached Dwelling and Six (6) 

Street Townhouse Dwellings 

Lot 3, Registered Plan C-24 

Northeast corner of Harborn Road and Grange Drive 
Owner: Berkley Developments 

Applicant: Korsiak & Company 

Bill 20 

Second Addendum Report Ward 7 

RECOMMENDATION: That the Report dated November 10,2009, from the Commissioner 

of Planning and Building recommending that an "H" Holding 

Symbol be added to the previous approval ofthe applications 

under File OZ 06/030 W7, Berkley Developments, Lot 3, 

Registered Plan C-24, northeast comer of Harbom Road and 

Grange Drive, be adopted in accordance with the following: 

1. That Council Resolution 0301-2008 be rescinded and 

replaced with the following: 
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(i) That the application to amend Mississauga Plan from 

"Residential - Low Density I, Special Site 11" to 

"Residential - Low Density II, Special Site 11, as 

amended", be approved. 

(ii) That the application to change the Zoning from 

"RI-47" (Detached Dwelling) to "H-RS-45" (Detached 

Dwelling) and "H-RM5-51" (Street Townhouse 

Dwelling) to permit one (1) detached dwelling and six 

(6) street townhouses in accordance with the zoning 

standards outlined in Appendix A-2 attached to the 

report dated November 10, 2009 from the 

Commissioner of Planning and Building subject to the 

following conditions: 

(a) That the applicant agree to satisfy all the 

requirements ofthe City and any other official 
agency concerned with the development; 

(b) That the school accommodation condition as 

outlined in City of Miss iss aug a Council 

Resolution 152-98 requiring that satisfactory 

arrangements regarding the adequate provision 

and distribution of educational facilities have been 

made between the developerl applicant and the 

School Boards not apply to the subject lands; 

(c) That CPD Recommendation 121-91, as approved 

by Council Resolution 160-91; pertaining to the 

requirement of3.25 parking spaces per dwelling 

unit for all dwellings on lots less than 12 m 

(29.4 ft.) offrontage shall not apply, and that a 

parking requirement of three parking spaces per 

unit s4a1l apply with no on-street parking 

requirement. 

(iii) That the "H" Holding Symbol is to be removed from 

the "H-R5-45" (Detached Dwelling) and "H-RM5-51" 

(Street Townhouse Dwelling) zone categories by 

further amendment, upon confirmation from the 
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BACKGROUND: 

COMMENTS: 

applicable City Departments that the conditions 

identified in Appendix A-2 ofthe report dated 

November 10, 2009 from the Commissioner of 

Planning and Building have been satisfactorily 

addressed. 

(iv) That the decision of Council for approval of the 

rezoning application be considered null and void, and 

a new development application be required unless a 

zoning by-law is passed within 18 months ofthe 

Council decision. 

A public meeting was held by the Planning and Development 

Committee on April 28, 2008, at which time a Planning and 

Building Department Information Report was presented and 

received for information. On December 10, 2008 Council 

considered a Supplementary Report and Addendum Report and 

adopted the staff recommendation that the applications be 

approved for the alternative recommendation of one (1) detached 

dwelling and six (6) street townhouses (see Council Resolution 

0301-2008 attached as Appendix A-I). 

The recommendations outlined in the above noted Council 

resolution include a number of conditions that are to be satisfied 

prior to the passing of the Official Plan Amendment and 

implementing Zoning By-law. On September 18, 2009, the 

applicant submitted a formal request to amend the applications to 

implement an "H" Holding Provision in accordance with Section 

36 of the Planning Act. More specifically, the applicant is 

requesting that the proposed "R5-45" (Detached Dwelling) and 

"RM5-51" (Street Townhouse Dwelling) zone categories be 

subject to an "H" Holding provision. This will allow the applicant 

to secure construction financing, and defer satisfying the 

outstanding conditions until they are prepared to lift the "H" 

Holding Provision. 

Section 5.3.3.1 of Mississauga Plan permits the enactment of an 

"H" Holding Symbol to implement the policies of Miss iss aug a 

Plan for staging of development and specific requirements. 
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The addition of a proposed "H" Holding symbol is a technical 

amendment to the applications which does not change the 

requirements that must be satisfied prior to the proposed zoning 

coming into force, rather, it deals with timing of when those 

requirements must be satisfied. The "H" Holding symbol has been 

requested by the applicant because the required Development and 

Servicing Agreements and other conditions require additional time 

to be completed. In implementing an "H" Holding Symbol, the 

owner and applicant gain certainty that the proposed zoning is in 

place in principle which assists in financing the project. It allows 

for the technical issues to be dealt with after the zoning is in place 

and the appeal period has passed. 

The conditions/requirements that must be satisfied prior to the "H" 

Holding Symbol being removed from the subject lands deal with 

matters such as finalization of Development and Servicing 
agreements, cash contributions, securities and an updated noise 

study. The detailed wording ofthe conditions are contained within 

the draft By-law attached in Appendix A-2, page 3 ofthis report. 

UPDATED AGENCY AND CITY DEPARTMENT 
COMMENTS 

Transportation & Works 

Comments updated October 7,2009, state that the Transportation 

and Works Department has no objections to the use of a holding 

provision provided that all Transportation and Works conditions 

previously identified for this application are included as conditions 

for removal of the "H" holding designation. 

Community Services 

Comments updated OCtober 9,2009, state that as previously noted, 

significant City street trees are located within the Harbom Road 

boulevard. As such, appropriate tree preservation and protection 

measures such as hoarding, securities, and retention of an 

Arboricultural consultant by the applicant will be required. This 

Department notes that prior to lifting the Holding symbol, 
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FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

satisfactory arrangements for such tree preservation efforts will be 

required. Further, it is noted that satisfactory Development and 

Servicing Agreements will be required as conditions of lifting the 

Holding symbol. 

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. 

The applicant's request to implement an "H" Holding Symbol has 

been reviewed by the Planning and Building Department in 

consultation with the Transportation and Works and Community 

Services Departments and it has been determined to be appropriate, 

. from a land use planning perspective. 

Appendix A-I - Council Resolution 0301-2008 

Appendix A-2 - Draft By-law with Conditions 

Appendix A-3 - Proposed Amendments and Land Use Map 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Jonathan Famme, Development Planner 

~I WPDA T A IPlJClOZ 06.030 W7 Addcod,m IIJf.docTh, 
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Appendix A-I 

Berkley Developments File: OZ 06/030 W7 

Council Resolution 0301-2008 

PDC-0089-2009 

That the Report dated November 26, 2008, from the Commissioner of Planning and Building 

regarding applications under File OZ 06/030 W7, Berkley Developments, Lot 3, Registered 

Plan C-24, northeast comer ofHarbom Road and Grange Drive, be adopted in accordance with 

the following: 

1. That the application to amend Mississauga Plan from 'Residential - Low Density I, Special 

Site 11' to 'Residential- Low Density II, Special Site 11, as amended', be approved. 

2. That the application to change the Zoning from 'RI-47' (Detached Dwelling) to 

'RS-Exception' (Detached Dwelling) and 'RMS- Exception' (Townhouse Dwelling) to pennit 

one (1) detached dwelling and six (6) street townhouses in accordance with the proposed 

concept plan and zoning details described in Appendix A-I and A-2, be approved. 

OZ 06/030 W7 



A by-law to amend By-law Number 0225-2007, as amended. 

WHEREAS pursuant to sections 34 and 36 of the Planning Act, R.S.O. 1990, c.P.l3, as 

amended, the council of a local municipality may pass a zoning by-law, and may impose a 

holding symbol or provision; 

NOW THEREFORE the Council of The Corporation of the City of Mississauga 

ENACTS as follows: 

1. By-law Number 0225-2007, as amended, being a City of Miss iss aug a Zoning By-law, is 

amended by deleting Exception Table 4.2.2.47 for the lands identified on the attached 

Schedule "A". 

2. By-law Number 0225-2007, as amended, is further amended by adding the following 

Exception Table: 

4:2:6\45 ,', 'JExcept;6n:R~45YiIMa~li5 '.' ", 

<I'}< :.'. 
.. By-Iaw ... , " 

In a R5-45 zone the pe=itted uses and applicable regulations shall be as specified for a R5 
zone except that the following useslregulations shall apply: 

Regulations 

4.2.6.45.1 Minimum lot area - interior lot 285 m2 

4.2.6.45.2 Minimum lot area - corner lot 385 m2 

4.2.6.45.3 Maximum lot coverage 49.5% 

4.2.6.45.4 Minimum interior side yard - corner lot 0.6m 

4.2.6.45.5 Minimum interior side yard abutting a RI or RI-7 zone 3.0m 

4.2.6.45.6 Maximum encroachment of a porch or a deck, located at 2.0m 
and accessible from the first storey or below the first 
storey 'of the dwelling, inclusive Of stairs, into a required 
front yard 

4.2.6.45.7 Maximum encroachment of a balcony into a required 2.5m 
rear yard 

4.2.6.45.8 Minimum number of parking spaces per dwelling unit 4.0 

Page 1 of8 
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~)tceptiohrii5:15,·· 

Holding Provision 

The holding symbol H is to be removed from the whole or 
any part of the lands zoned H -RS-4S by further 
amendment to Map 15 of Schedule B contained in Part 13 
of this By-law, upon satisfaction of the following 
requirements: 

(1) the acquisition by the owner of all lands zoned 
H-RS-4S of all lands zoned H-RS-4S from the 
City of Mississauga pursuant to an Agreement of 
Purchase and Sale; 

(2) delivery of executed Development and Servicing 
Agreements in a form satisfactory to the 
Corporation ofthe City of Mississauga (City of 
Mississauga) including, but not limited to, the 
implementation of all requirements and warning 
clauses, and any other municipal works and 
services in support of the proposed development 
and any applicable securities, fees and cash 
contributions, easements, land dedications and 
insurance; 

(3) submission of a revised concept/site plan to 
be consistent with site servicing and grading 
plans; 

(4) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
the oversizing of the Harborn Road storm sewer 
to accommodate this site; 

(5) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
street tree plantings; 

(6) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
trail signage; 

(7) submission of securities in an amount 
satisfactory to the City of Mississauga to 
guarantee the installation of air conditioning 
units and special acoustical building measures; 

(8) provision of an acknowledgement agreement to 
the satisfaction of the City of Mississauga. 

3. By-law Number 0225-2007, as amended, is further amended by adding the following 

Exception Table: 

In a RMS-Sl zone the permitted uses and applicable regulations shall be as specified for a 
RMS zone except that the following uses/regulations shall apply: 

Regulations 

4.11.2.51.1 Minimum lot area - interior lot 

4.11.2.51.2 Minimum lot area - corner lot 

4.11.2.51.3 Minimum lot frontage - corner lot 13.6m 

4.11.2.51.4 Minimum exterior side yard 7.2m 

4.11.2.51.5 Minimum interior side yard - unattached side 1.2m 

Page 2 of8 
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4}i12:SJ"IE;><6eptirn:RM5"?1; .·,IM~jJ~.·iq,}<..Y<;? ·.I~;'-'\\i~:.;Jc.":;!~(Vt," 
4.11.2.51.6 Maximum gross floor area - residential 1.37 times the lot 

area 

4.11.2.51.7 Maximum encroachment of a porch or a deck, located at 2.0m 
and accessible from the first storey or below the first 
storey of the dwelling, inclusive of stairs, into a required 
front yard 

4.1 1.2.51.8 Maximum encroachment of a balcony into a required 2.5m 
rear yard 

4.1 1.2.51.9 Maximum driveway width 3.75 m 

4.11.2.51.1 0 Maximum garage door width 3.0m 

Holding Provision 

The holding symbol H is to be removed from the whole or 
any part of the lands zoned H-RM5-51 by further 
amendment to Map 15 of Schedule B contained in Part 13 
of this By-law, upon satisfaction of the following 
requirements: 

(1) delivery of executed Development and Servicing 
Agreements in a form satisfactory to the 
Corporation of the City of Mississauga (City of 
Mississauga) including, but not limited to, the 
implementation of all requirements and warning 
clauses, and any other municipal works and 
services in support of the proposed development 
and any applicable securities, fees and cash 
contributions, easements, land dedications and 
insurance; 

(2) submission of a revised concept/site plan to 
be consistent with site servicing and grading 
plans; 

(3) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
the oversizing of the Harbom Road storm sewer 
to accommodate this site; 

(4) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
street tree plantings; 

(5) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
trail signage; 

(6) submission of securities in an amount 
satisfactory to the City of Mississauga to 
guarantee the installation of air conditioning 
units and special acoustical building measures; 

(7) provision of satisfactory alTangements regarding 
tree preservation and protection for the City 
boulevard trees; 

(8) submission of an updated Noise Study to the 
satisfaction of the City of Mississauga. 

Page30f8 
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4. By-law Number 0225-2007, as amended, is further amended by adding the following 

Exception Table: 

~ ~ 

JE~b,;;(ltiOI}:jUl15":52.· .IM~]J~#;'1.5~.::B/h:·i:·:.L.'I~'Wtjf~101lliL +.11.2:52 

In a RM5-52 zone the pennitted uses and applicable regulations shall be as specified for a 
RM5 zone except that the following uses/regulations shall apply: 

Regulations 

4.11.2.52.1 Minimum lot area - interior lot 250 m2 

4.1l.2.52.2 Minimum lot frontage - interior lot 7.5m 

4.1l.2.52.3 Minimum interior side yard - unattached side abutting a 3.0m 
RI-7 zone 

4.1l.2.52.4 Maximum gross floor area - residential l.08 times the lot 
area 

4.11.2.52.5 Maximum encroachment of a porch or a deck, located at 2.0m 
and accessible from the first storey or below the first 
storey of the dwelling, inclusive of stairs, into a required 
front yard 

4.11.2.52.6 Maximum encroachment of a balcony into a required 2.5 m 
rear yard 

4.11.2.52.7 Maximum driveway width 3.75 m 

4.11.2.52.8 Maximum garage door width 3.0m 

4.11.2.52.9 Minimum number of parking spaces per dwelling unit 3.0 

4.11.2.52.10 Tandem parking is permitted within a garage 

4.11.2.52.11 A hammerhead shall be pemlitted on a lot with a lot 
frontage greater than or equal to 7.5 m 

Page 4 of8 
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Holding Provision 

The holding symbol H is to be removed from the whole or 
any part of the lands zoned H-RMS-S2 by further 
amendment to Map IS of Schedule B contained in Part 13 
of this By-law, upon satisfaction ofthe following 
requirements: 

(1) the acquisition by the owner of all lands zoned 
H-RMS-S2 of all lands zoned H-RMS-S2 from 
the City of Mississauga pursuant to an 
Agreement of Purchase and Sale; 

(2) delivery of executed Development and Servicing 
Agreements in a form satisfactory to the 
Corporation of the City of Mississauga (City of 
Mississauga) including, but not limited to, the 
implementation of all requirements and warning 
clauses, and any other municipal works and 
services in support of the proposed development 
and any applicable securities, fees and cash 
contributions, easements, land dedications and 
insurance; 

(3) submission of a revised concept/site plan to 
be consistent with site servicing and grading 
plans; 

(4) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
the oversizing of the Harborn Road storm sewer 
to accommodate this site; 

(S) provide a cash contribution in an amount 
satisfactory to the City of Miss iss aug a towards 
street tree plantings; 

(6) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
trail signage; 

(7) submission of securities in an amount. 
satisfactory to the City of Miss iss aug a to 
guarantee the installation of air conditioning 
units and special acoustical building measures; 

(8) provision of an acknowledgement agreement to 
the satisfaction of the City ofMississauga. 

S. Map Number IS of Schedule "B" to By-law Number 022S-2007, as amended, being a 

City of Miss iss aug a Zoning By-law, is amended by changing thereon from "RI-47" and 

"RI-7" to "H-RS-4S", "H-·RMS-SI", and "H-RMS-S2", the zoning of Lot 3, Registered 

Plan C-24, and Part of Lot I, Range 3, Credit Indian Reserve, in the City of Miss iss aug a, 

PROVIDED HOWEVER THAT the "H-RS-4S", "H-RJ.4S-SI",and "H-RMS-S2" zoning 

shall only apply to the lands which are shown on the attached Schedule "A" outlined in 

the heaviest broken line with the "H-RS-4S", "H-RMS-SI ", and "H-RMS-S2" zoning 

indicated thereon. 

Page S of8 
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6. This By-law shall not come into force until Mississauga Plan (Official Plan) Amendment 

Number 92 is in ful1 force and effect. 

ENACTED and PASSED tlus _____ dayof ___________ 2009. 

MAYOR 

CLERK 

Page 6 of8 
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APPENDIX "A" TO BY-LAW NUMBER -----------------

Explanation of the Purpose and Effect of the By-law 

This By-law amends the zoning of the property outlined on the attached Schedule "A" from 

"Rl-47" and "Rl-7" to "H-RS-4S", "H-RMS-S1", and "H-RMS-S2". 

Upon removal of the "H" Holding Provision, the "RS-4S" zone will permit detached dwellings 

on lots with minimum frontages of 9.7S metres with exceptions for lot area, side yards, lot 

coverage, encroachments, and parking. 

Upon removal of the "H" Holding Provision, the "RMS-Sl" zone will permit street townhouse 

dwellings on lots with minimum jrontages of 6.8 metres with exceptions for lot area, comer lot 

frontage, side yards, gross floor area, encroachments, driveway width and garage door width. 

Upon removal ofthe "H" Holding Provision, the "RMS-S2" zone will permit street townhouse 

dwellings on lots with minimum frontages of 7.S metres with exceptions for lot area, lot 

frontage, side yards, gross floor area, encroachments, driveway width, garage door width, 

parking, and hammerheads. 

The "H" Holding Provision prevents development and requires the removal of the holding 

symbol upon satisfaction ofthe conditions listed within the Exception, including the provision of 

satisfactory Development and Servicing Agreements. 

Location of Lands Affected 

Northeast comer ofHarbom Road and Grange Drive, and southwest comer ofHarbom Road and 

Premium Way, in the City of Mississauga, as shown on the attached Map designated as 

Schedule "A". 

Further infonnation regarding this By-law may be obtained from Jonathan Famme of the City 

Planning and Building Department at 90S-61S-3200 ext. 4229. 

K:\PLAN\DEVCONTL\GROUP\WPDATAIBYLA WS\OZ 06.030.031 By-Iaw.jf.doc 
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N1ISSISSAUGA 

DATE: 

TO: 

FROM: 

SUBJECT: 

6-1 

Clerk's Files 

Originator's 

Corporate 
Report 

Files OZ 06/031 W7 

PLANNING & DEVELOPMENT COMMITIEE 

NOV 3 0 2009 

November 10,2009 

Chair and Members of Planning and Development Committee 

Meeting Date: November 30, 2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

Official Plan Amendment and Rezoning Applications 
To permit Four (4) Detached Dwellings and Seven (7) 
Street Townhouse Dwellings 
40 Harborn Road & 29 Premium Way 
Southwest corner of Harborn Road and Premium Way 
Owner: Berkley Developments 
Applicant: Korsiak & Company 
Bill 20 

Addendum Report Ward 7 

RECOMMENDATION: That the Report dated November 10,2009, from the Commissioner 

of Planning and Building recommending that an "H" Holding 

Symbol be added to the previous approval of the applications 

under File OZ 06/031 W7, Berkley Developments, 40 Harbom 

Road and 29 Premium Way, southwest comer of Harbom Road 

and Premium Way, be adopted in accordance with the following: 

1. That Council Resolution 0301-2008 be rescinded and 

replaced with the following: 

(i) That the application to amend Mississauga Plan from 

"Residential - Low Density I, Special Site 11" to 
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Planning and Development Committee - 2 -
File: OZ 06/031 W7 
November 10, 2009 

"Residential - Low Density II, Special Site 11, as 

amended", be approved. 

(ii) That the application to change the Zoning from "RI-7" 

(Detached Dwelling) to "H-R5-45" (Detached Dwelling) 
and "H-RM5-52" (Street Townhouse Dwelling) to permit 

four (4) detached dwellings and seven (7) street 
townhouses in accordance with the zoning standards 

outlined in Appendix A-2 attached to the report dated 

November 10, 2009 from the Commissioner of Planning 
and Building subject to the following conditions: 

(a) That the applicant agree to satisfy all the requirements 
of the City and any other official agency concerned 
with the development; 

(b) That the school accommodation condition as outlined 
in City of Mississauga Council Resolution 152-98 
requiring that satisfactory arrangements regarding the 
adequate provision and distribution of educational 
facilities have been made between the developerl 

applicant and the School Boards not apply to the 
subject lands; 

(c) That CPD Recommendation 121-91, as approved by 

Council Resolution 160-91; pertaining to the 
requirement of3.25 parking spaces per dwelling unit 
for all dwellings on lots less than 12 m (29.4 ft.) of 

frontage shall not apply, and that a parking requirement 
of three parking spaces per unit shall apply with no 

on-street parking requirement. 

(iii) That the "H" Holding Symbol is to be removed from the 

"H-R5-45" (D~tached Dwelling) and "H-RM5-52" 

(Street Townhouse Dwelling) zone categories by further 

amendment, upon confirmation from the applicable City 
Departments that the conditions identified in Appendix A-2 

of the report dated November 10, 2009 from the 

Commissioner of Planning and Building have been 

satisfactoril y addressed. 
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Planning and Development Committee - 3 -
File: OZ 06/031 W7 
November 10, 2009 

BACKGROUND: 

COMMENTS: 

(iv) That the decision of Council for approval of the rezoning 

application be considered null and void, and a new 

development application be required unless a zoning 

by-law is passed within 18 months ofthe Council decision. 

A public meeting was held by the Planning and Development 

Committee on April 28, 2008, at which time a Planning and 

Building Department Information Report was presented and 

received for information. On December 10, 2008, Council 

considered a Supplementary Report and adopted the staff 

recommendation that the applications be approved for four (4) 

detached dwellings and seven (7) street townhouses (see Council 

Resolution 0301-2008 attached as Appendix A-I). 

The recommendations outlined in the above noted Council 

resolution include a number of conditions that are to be satisfied 

prior to the passing of the Official Plan Amendment and 

implementing Zoning By-law. On September 18, 2009, the 

applicant submitted a formal request to amend the applications to 

implement an "H" Holding Provision in accordance with Section 

36 of the Planning Act. More specifically, the applicant is 

requesting that the proposed "RS-4S" (Detached Dwelling) and 

"RMS-S2" (Street Townhouse Dwelling) zone categories be 

subject to an "H" Holding provision. This will allow the 

applicant's to secure construction financing, and defer satisfying 

the outstanding conditions until they are prepared to lift the "H" 

Holding Provision. 

Section S.3.3.1 of Mississauga Plan permits the enactment of an 

"H" Holding Symbol to implement the policies of Mississauga 

Plan for staging of development and specific requirements. 

The addition of a proposed "H" Holding symbol is a technical 

amendment to the applications which does not change the 

requirements that must be satisfied prior to the proposed zoning 

coming into force, rather, it deals with timing of when those 

requirements must be satisfied. The "H" Holding symbol has been 

requested by the applicant because the required Development and 

Servicing Agreements and other conditions require additional time 
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Planning and Development Committee -4-
File: OZ 06/031 W7 
November 10, 2009 

FINANCIAL IMPACT: 

CONCLUSION: 

to be completed. In implementing an "H" Holding Symbol, the 

owner and applicant gain certainty that the proposed zoning is in 

place in principle which assists in financing the project. It allows 

for the technical issues to be dealt with after the zoning is in place 

and the appeal period has passed. 

The conditions/requirements that must be satisfied prior to the "H" 

Holding Symbol being removed from the subject lands deal with 

matters such as finalization of Development and Servicing 

agreements, cash contributions, securities and an updated noise 

study. The detailed wording ofthe conditions are contained within 

the draft By-law attached in Appendix A-2, page 3 ofthis report. 

UPDATED AGENCY AND CITY DEPARTMENT 
COMMENTS 

Transportation & Works 

Comments updated October 7,2009, state that this department has 

no objections to the use of a holding provision provided that all 

Transportation and Works conditions previously identified for this 

application be included as conditions for removal of the "H" 

holding designation. 

Community Services 

Comments updated October 9,2009, state that Departmental 

conditions previously identified for this application are now 

included as conditions for lifting the "H" Holding Symbol. 

Development charges will be payable in keeping with the 

requirements ofthe 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. 

The applicant's request to implement an "H" Holding Symbol has 

been reviewed by the Planning and Building Department in 

consultation with the Transportation and Works and Community 
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Planning and Development Committee - 5 -
File: OZ 06/031 W7 
November 10, 2009 

ATTACHMENTS: 

Services Departments, and it has been determined to be appropriate 

from a land use planning perspective. 

Appendix A-I - Council Resolution 0301-2008 

Appendix A-2 - Draft By-law with Conditions 

Appendix A-3 - Proposed Amendments and Land Use Map 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Jonathan Famme, Development Planner 

~\WPDATA\PDC\OZ 06.031 W7 Addendum H.jf.doc\hr 
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Appendix A-I - Page 1 of 2 

Berkley Developments File: OZ 06/031 W7 

Council Resolution 0301-2008 

PDC-0090-2009 

That the Report dated November 11, 2008, from the Commissioner of Planning and Building 

recommending approval of the applications under File OZ 06/031 W7, Berkley Developments, 
40 Harborn Road and 29 Premium Way, southwest comer of Harborn Road and Premium Way, 
be adopted in accordance with the following: 

1. That the application to amend Mississauga Plan from 'Residential - Low Density I, Special 

Site 11' to 'Residential - Low Density II, Special Site 11, as amended' to permit four (4) 
detached dwellings and seven (7) street townhouse dwellings be approved. 

2. That the application to change the Zoning from 'RI-7' (Detached Dwelling) to 'R5-Exception' 
(Detached Dwelling) and 'RM5- Exception' (Street Townhouse) to permit four (4) detached 
dwellings and seven (7) street townhouse dwellings in accordance with the proposed zoning 
standards described in Appendix S-7, be approved subject to the following conditions: 

(a) That the applicant agree to satisfy all the requirements ofthe City and any other official 
agency concerned with the development. 

(b) That the school accommodation condition as outlined in City of Mississauga Council 
Resolution 152-98 requiring that satisfactory arrangements regarding the adequate 

provision and distribution of educational facilities have been made between the 
developer/applicant and the School Boards not apply to the subject lands. 

(c) That CPD Recommendation 121-91, as approved by Council Resolution 160-91, 

pertaining to the requirement of3.25 parking spaces per dwelling unit for all dwellings on 
lots less than 12 m (39.4 ft.) of frontage shall not apply, and that a parking requirement of 
three parking spaces per unit shall apply with no on-street parking requirement. 

3. That notwithstanding the zoning provisions within Appendix S-7 additional exceptions be 
applied to the 'RM5-Exception' (Street Townhouse) zone to limit the maximum garage door 

width of 3.0 m (9.8 ft.) and the maximum driveway width to 3.75 m (12.3 ft.), with the 

exception ofthe hammerhead portion ofthe driveway. 
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Appendix A-I - Page 2 of 2 

Berkley Developments File: OZ 06/031 W7 

4. That an 'H' Holding Provision (H-RS-Exception and H-RMS-Exception) be placed on that 

portion of the municipally owned Premium Way right-of-way shown as part ofthis 

development proposal restricting development until an Agreement of Purchase and Sale is 

entered into with the City of Mississauga for the acquisition of these lands. 

S. That the decision of Council for approval of the rezoning application be considered null and 

void, and a new development application be required unless a zoning by-law is passed within 

18 months of the Council decision. 

OZ 061031 W7 
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A by-law to amend By-law Number 0225-2007, as amended. 

WHEREAS pursuant to sections 34 and 36 of the Planning Act, R.S.O. 1990, c.P.l3, as 

amended, the council of a local municipality may pass a zoning by-law, and may impose a 

holding symbol or provision; 

NOW THEREFORE the Council of The Corporation of the City of Mississauga 

ENACTS as follows: 

1. By-law Number 0225-2007, as amended, being a City of Miss iss aug a Zoning By-law, is 

amended by deleting Exception Table 4.2.2.47 for the lands identified on the attached 

Schedule "A". 

2. By-law Number 0225-2007, as amended, is further amended by adding the following 

Exception Table: 

.4.2;6:45 •. ·.I'E:iqepti~n:RiB"45 ..•. '. I'pw{§ .,' • .Map~·< I~y~i~w:' ·····L,: 
ill a R5-45 zone the permitted uses and applicable regulations shall be as specified for a R5 
zone except that the following uses/regulations shall apply: 

Regulations 

4.2.6.45.1 Minimum lot area - interior lot 285 m2 

4.2.6.45.2 Minimum lot area - corner lot 385 m2 

4.2.6.45.3 Maximum lot coverage 49.5% 

4.2.6.45.4 Minimum interior side yard - corner lot 0.6m 

4.2.6.45.5 Minimum interior side yard abutting a Rl or RI-7 zone 3.0m 

4.2.6.45.6 Maximum encroachment of a porch or a deck, located at 2.0m 
and accessible from the first storey or below the first 
storey of the dwelling, inc1usi ve of stairs, into a required 
front yard 

4.2.6.45.7 Maximum encroachment of a balcony into a required 2.5 m 
rear yard 

4.2.6.45.8 Minimum number of parking spaces per dwelling unit 4.0 

Page 1 of8 
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Holding Provision 

The holding symbol H is to be removed from the whole or 
any part ofthe lands zoned H-R5-45 by further 
amendment to Map 15 of Schedule B contained in Part 13 
of this By-law, upon satisfaction of the following 
requirements: 

(I) the acquisition by the owner of all lands zoned 
H-R5-45 of all lands zoned H-R5-45 from the 
City of Mississauga pursuant to an Agreement of 
Purchase and Sale; 

(2) delivery of executed Development and Servicing 
Agreements in a form satisfactOty to the 
Corporation of the City of Mississauga (City of 
Mississauga) including, but not limited to, the 
implementation of all requirements and warning 
clauses, and any other municipal works and 
services in support of the proposed development 
and any applicable securities, fees and cash 
contributions, easements, land dedications and 
insurance; 

(3) submission of a revised concept/site plan to 
be consistent with site servicing and grading 
plans; 

(4) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
the oversizing of the Harborn Road storm sewer 
to accommodate this site; 

(5) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
street tree plantings; 

(6) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
trail signage; 

(7) submission of securities in an amount 
satisfactory to the City of Mississauga to 
guarantee the installation of air conditioning 
units and special acoustical building measures; 

(8) provision of an acknowledgement agreement to 
the satisfaction of the City of Mississauga. 

3. By-law Number 0225-2007, as amended, is further amended by adding the following 

Exception Table: 

In a RM5-51 zone the pennitted uses and applicable regulations shall be as specified for a 
RM5 zone except that the following uses/regulations shall apply: 

Regulations 

4.11.2.51.1 Minimum lot area - interior lot 

4.11.2.51.2 Minimum lot area - corner lot 384 nl 

4.11.2.51.3 Minimum lot frontage - corner lot 13.6 m 

4.11.2.51.4 Minimum exterior side yard 7.2rn 

4.11.2.51.5 Minimum interior side yard - unattached side 1.2rn 

Page 2 of8 
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4!LL2.5f ......• IE~~~ption/ I~M~:$r ::I¥~jJ~ 15';,.;,·',\, ::' .. ' I fty,llt~:,·II~:':':T,r:;:'n:". 
4.11.2.51.6 Maximum gross floor area - residential 1.37 times the lot 

area 

4.11.2.51.7 Maximum encroachment of a porch or a deck, located at 2.0m 
and accessible from the first storey or below the first 
storey of the dwelling, inclusive of stairs, into a required 
front yard 

4.11.2.51.8 Maximum encroachment of a balcony into a required 2.5 m 
rear yard 

4.11.2.51.9 Maximum driveway width 3.75 m 

4.11.2.51.10 Maximum garage door width 3.0m 

Holding Provision 

The holding symbol H is to be removed from the whole or 
any part of the lands zoned H -RM5-51 by further 
amendment to Map 15 of Schedule B contained in Part 13 
of this By-law, upon satisfaction of the following 
requirements: 

(1) delivery of executed Development and Servicing 
Agreements in a form satisfactory to the 
Corporation of the City of Mississauga (City of 
Mississauga) including, but not limited to, the 
implementation of all requirements and warning 
clauses, and any other municipal works and 
services in support of the proposed development 
and any applicable securities, fees and cash 
contributions, easements, land dedications and 
insurance; 

(2) submission of a revised concept/site plan to 
be consistent with site servicing and grading 
plans; 

(3) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
the oversizing of the Harborn Road storm sewer 
to accommodate this site; 

(4) provide a cash contribution in an amount 
satisfactOly to the City of Mississauga towards 
street tree plantings; 

(5) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
trail signage; 

(6) submission of securities in an amount 
satisfactory to the City of Mississauga to 
guarantee the installation of air conditioning 
units and special acoustical building measures; 

(7) provision of satisfactory arrangements regarding 
tree preservation and protection for the City 
boulevard trees; 

(8) submission of an updated Noise Study to the 
satisfaction of the City of Mississauga. 

Page 3 of8 
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4. By-law Number 0225-2007, as amended, is further amended by adding the following 

Exception Table: 

4.11.2;:?2\:'J~~c'~piioil :J~~-S2: .IMapilis~.·<' •• ';( •... J~Y~I~~:.i:;.::i0;'1'th·~ii:!i\l]li;:i 
In a RM5-52 zone the peDllitted uses and applicable regulations shall be as specified for a 
RM5 zone except that the following uses/regulations shall apply: 

Regulations 

4.11.2.52.1 Minimum lot area - interior lot 250m2 

4.11.2.52.2 Minimum lot frontage - interior lot 7.5m 

4.11.2.52.3 Minimum interior side yard - unattached side abutting a 3.0m 
RI-7 zone 

4.11.2.52.4 Maximum gross floor area - residential 1.08 times the lot 
area 

4.11.2.52.5 Maximum encroachment of a porch or a deck, located at 2.0m 
and accessible from the first storey or below the first 
storey of the dwelling, inclusive of stairs, into a required 
front yard 

4.11.2.52.6 Maximum encroachment of a balcony into a required 2.5m 
rear yard 

4.11.2.52.7 Maximum driveway width 3.75 m 

4.11.2.52.8 Maximum garage door width 3.0m 

4.11.2.52.9 Minimum number of parking spaces per dwelling unit 3.0 

4.11.2.52.10 Tandem parking is peDllitted wifuin a garage 

4.11.2.52.11 A hammerhead shall be permitted on a lot with a lot 
frontage greater than or equal to 7.5 m 

Page 4 of8 
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Holding Provision 

The holding symbol H is to be removed from the whole or 
any part of the lands zoned H-RM5-52 by further 
amendment to Map 15 of Schedule B contained in Part 13 
of this By-law, upon satisfaction ofthe following 
requirements: 

(1) the acquisition by the owner of all lands zoned 
H-RM5-52 of all lands zoned H-RM5-52 from 
the City of Mississauga pursuant to an 
Agreement of Purchase and Sale; 

(2) delivery of executed Development and Servicing 
Agreements in a form satisfactory to the 
Corporation of the City of Mississauga (City of 
Mississauga) including, but not limited to, the 
implementation of all requirements and warning 
clauses, and any other municipal works and 
services in support of the proposed development 
and any applicable securities, fees and cash 
contributions, easements, land dedications and 
insurance; 

(3) submission of a revised concept/site plan to 
be consistent with site servicing and grading 
plans; 

(4) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
the oversizing of the Harborn Road storm sewer 
to accommodate this site; 

(5) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
street tree plantings; 

(6) provide a cash contribution in an amount 
satisfactory to the City of Mississauga towards 
trail signage; 

(7) submission of securities in an amount 
satisfactory to the City of Mississauga to 
guarantee the installation of air conditioning 
units and special acoustical building measures; 

(8) provision of an acknowledgement agreement to 
the satisfaction of the City of Mississauga. 

5. Map Number 15 of Schedule "B" to By-law Number 0225-2007, as amended, being a 

City of Miss iss aug a Zoning By-law, is amended by changing thereon from "RI-47" and 

"RI-7" to "H-R5-45", "R·RM5-51 ", and "H-RM5-52", the zoning of Lot 3, Registered 

Plan C-24, and Part of Lot I, Range 3, Credit Indian Reserve, in the City ofMississauga, 

PROVIDED HOWEVER THAT the "H-R5-45", "H-RM5-51 ", and "H-RM5-52" zoning 

shall only apply to the lands which are shown on the attached Schedule "A" outlined in 

the heaviest broken line with the "H-R5-45", "H-RM5-51", and "H-RM5-52" zoning 

indicated thereon. 

Page 5 of8 
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6. This By-law shall not come into force until MississaugaPlan (Official Plan) Amendment 

Number 92 is in full force and effect. 

ENACTED and PASSED this _____ dayof ____________ 2009. 

MAYOR 

CLERK 

Page 6 of8 
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APPENDIX "A" TO BY-LAW NUMBER -----------------

Explanation of the Purpose and Effect ofthe By-law 

This By-law amends the zoning of the property outlined on the attached Schedule "A" from 

"RI-47" and "RI-7" to "H-RS-4S", "H-RMS-Sl", and "H-RMS-S2". 

Upon removal of the "H" Holding Provision, the "RS-4S" zone will permit detached dwellings 

on lots with minimum frontages of 9.7S metres with exceptions for lot area, side yards, lot 

coverage, encroachments, and parking. 

Upon removal ofthe "H" Holding Provision, the "RMS-Sl" zone will permit street townhouse 

dwellings on lots with minimum frontages of 6.8 metres with exceptions for lot area, comer lot 

frontage, side yards, gross floor area, encroachments, driveway width and garage door width. 

Upon removal ofthe "H" Holding Provision, the "RMS-S2" zone will permit street townhouse 

dwellings on lots with minimum frontages of 7.S metres with exceptions for lot area, lot 

frontage, side yards, gross floor area, encroachments, driveway width, garage door width, 

parking, and hammerheads. 

The "H" Holding Provision prevents development and requires the removal of the holding 

symbol upon satisfaction ofthe conditions listed within the Exception, including the provision of 

satisfactory Development and Servicing Agreements. 

Location of Lands Affected 

Northeast comer ofHarbom Road and Grange Drive, and southwest comer ofHarborn Road and 

Premium Way, in the City of Mississauga, as shown on the attached Map designated as 

Schedule "A". 

Further information regarding this By-law may be obtained from Jonathan Fanlme of the City 

Planning and Building Department at 90S-61S-3200 ext. 4229. 

K:IPLANIDEVCONTLIGROUPIWPDATAIBYLA WSIOZ 06.030.031 By-Iaw.jf.doc 
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DATE: 

TO: 

FROM: 

SUBJECT: 

7-1 

Clerk's Files 

Originator's 

Corporate 
Report 

Files CD.06.STR 

PLANNING & DEVELOPMENT COMMITIEE 

November 10, 2009 NOV 10 2009 

Chair and Members of Planning and Development Committee 

Meeting Date: November 30, 2009 

Edward R. Sajecki 

Commissioner of PI arming and Building 

Streetsville Infill Housing Study -
Proposed Zoning By-law Amendments 
BillS1 

Supplementary Report Ward 11 

RECOMMENDATION: That the Report dated November 10, 2009, from the Commissioner 

of PI arming and Building recommending amendments to the 

existing "R2-7" (Detached Dwelling) and "R3" (Detached 

Dwelling) zone standards within the Streetsville Infill Housing 

Study Area, in order to retain neighbourhood character and 

improve compatibility between existing housing and replacement 

housing and detached dwelling additions, be adopted in accordance 

with the following: 

1. That notwithstanding that subsequent to the public meeting, 

changes have been proposed, Council considers that the 

changes do not require further notice and, therefore, pursuant 

to the provisions of subsection 34(17) ofthe Planning Act, 

R.S.O. 1990, c.P: 13, as amended, any further notice regarding 

the proposed amendment is hereby waived. 

2. That the existing "R2-7" (Detached Dwelling) and "R3" 

(Detached Dwelling) zones within the Streetsville Infill 

Housing Study Area be changed to "R2 - Exception" and 

"R3 - Exception", respectively, as detailed in Appendix S-4 of 
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Planning and Development Committee - 2 -
File: CD.06.STR 

November 10, 2009 

BACKGROUND: 

COMMENTS: 

this report, be adopted and that an implementing Zoning 

By-law be brought to a future City Council meeting. 

A public meeting was held by the Planning and Development 

Committee on September 21,2009, at which time a Planning and 

Building Department Information Report and Addendum Report 

(Appendices S-1 and S-2) were presented and received for 

information. 

At the public meeting, the Planning and Development Committee 

passed Recommendation PDC-0081-2009 which was subsequently 

adopted by Council and is attached as Appendix S-3. 

COMMUNITY ISSUES 

Comment 

Ten (10) written submissions were received and a small number of 

residents verbally expressed their concerns with the proposed 

zoning by-law amendments at the two (2) resident ward meetings 

and at the public meeting. These residents are concerned with 

property values and, therefore, want to maintain the current 

development potential under the existing zone provisions. 

Response 

The proposed zoning by-law amendments represent a balanced 

compromise, allowing homes to be enlarged, while preserving 

neighbourhood character. Appendix S-1 Page 33 (Appendix 1-20) 

demonstrates that under the proposed zoning provisions, a 

290 m2 (3,122 sq. ft.) two (2) storey dwelling (inclusive of attached 

garage area) would be permitted on a typical "R2-7" zoned lot. A 

typical "R3" zoned lot would allow a 264 m2 (2,842 sq. ft.) two (2) 

storey dwelling (inclusive of attached garage area). Lots that are 

larger than the typical lots would permit even larger dwellings. 

The proposed zoning by-law amendments would generally permit 

significantly larger dwellings than the existing homes within the 

study area, while respecting the massing and height characteristics 

of existing abutting dwellings. For proposals that are not able to 
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meet either the existing or proposed zone requirements, an 

application to the Committee of Adjustment would allow public 

input and review by staff to assess compatibility with 

neighbourhood character. 

Comment 

Thirty-three (33) written comments and the majority of the 

residents that attended the two resident ward meetings verbally 

expressed support for the most restrictive zoning by-law 

amendments presented. Many of these residents suggested even 

further restrictions, including limiting dwellings to one (1) storey. 

One (1) resident requested staff investigate the possibility of 

further lowering the front roof line beyond that under 

consideration. Some residents also requested that staff include 

other infill housing zone regulations such as maximum dwelling 

depth and garage projection restrictions that are used elsewhere in 

the City. 

Response 

As stated previously, the proposed zoning by-law amendments 

represent a balanced compromise between maintaining 

development potential and preserving neighbourhood character. 
There are already a number of side split, back split and full two (2) 

storey dwellings existing within the Streetsville Infill Housing 

Study Area. Therefore, restricting dwellings to one (1) storey is 

not recommended by the Planning and Building Department. 

With respect to lowering the front roof line further than initially 

proposed, the Zoning By-law could be amended to further reduce 

the overall maximum height of a dwelling or the maximum height 

to the underside of the eaves. However, the proposed restrictions 

should be sufficient t6 adequately protect the general character of 

the area while providing sufficient flexibility in design for 

replacement dwellings and additions. No further restrictions on 

height are recommended. 
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The issues with respect to restrictions for exceptionally deep lots, 

and the need to regulate projecting garages and flat roofs are 

discussed under the Zoning section of this report. 

Comment 

Concerns were raised about the potential impact of the proposed 

zoning by-law amendments on property taxes and property values. 

Response 

Municipal taxes are not directly affected by property zoning. The 

assessed value of a property and the mill rate form the basis of 

municipal taxes. According to information posted on their 

website, the assessed value, as determined by the Municipal 

Property Assessment Corporation (MP AC), is based mostly on the 

location and area of the property and the value of what is built on 

the property, not by the zoning of a property. 

PLANNING COMMENTS 

Official Plan 

As noted in Appendix $-1, the lands within the Streets ville Infill 

Housing Study Area are designated "Residential- Low Density I" 

and "Greenbelt" within the Streetsville District Policies of 

Mississauga Plan. The proposed zoning by-law amendments 

conform with Mississauga Plan policies and no amendments are 

proposed. 

Zoning 

The existing "R2-7" and "R3" zones within the Streetsville Infill 

Housing Study Area are proposed to be amended to 

"R2 - Exception" and "R3 - Exception", respectively, in 

accordance with the following: 
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Within each zone, it is proposed to: 

reduce the permitted lot coverage by 5%; 

File: CD.06.STR 
November 10, 2009 

restrict the amount of Gross Floor Area (GFA) to GFA - Infill 

Residential to 150 m2 (1,614 sq. f1.) plus 0.2 times the lot area; 

use the existing definition of "GFA - Infill Residential" which 

includes the area of an attached garage; 

reduce the maximum height of a sloped roofto 9.0 m (29.5 f1.) 

to the highest ridge of the dwelling; and 

include a maximum height to the underside of the roof eaves of 

6.4 m (21 fl.). 

In response to the issues raised through the public consultation 

process, it is recommended that each zone also include the 

following regulations: 

restrict the maximum height to the highest point of a flat roof 

to 7.5 m (24.6 fl.); 

restrict the maximum dwelling unit depth to 20.0 m (65.6 ft.); 

and 

restrict the front face of an attached garage from projecting 

more than 2.0 m (6.6 f1.) beyond the main face of a dwelling. 

Flat Roofs 

The existing zone provisions would permit a flat roof of 

10.7 m (35.1 ft.) measured between the average grade of a lot to 

the highest point of a flat roof. This existing height regulation 

would permit three (3) storey dwellings, which would not respect 

the character of the existing dwellings within the study area. 

In addition to the above-noted reduced heights for dwellings with 

sloped roofs, the infill residential areas of Mineola and 

Clarkson-Lome Park are also subject to zone provisions which 

permit a maximum height of a flat roof of 7.5 m (24.6 ft.). 

It is therefore, recommended that this standard also be incorporated 

into the existing residential zones within the Streets ville Infill 
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Housing Study Area in the event that dwellings or additions 

include flat roofs. 

Maximum Dwelling Depth 

The majority of lots within the Streetsville Infill Housing Study 

Area are approximately 38.0 m (124.7 ft.) in depth. There are a 

few lots that significantly exceed this depth, thereby doubling or 

tripling the lot area. The maximum gross floor area provision 

includes a sliding scale of 150 m2 (1,614 sq. ft.) plus 0.2 times the 

lot area. These significantly larger lots would be permitted to have 

a dwelling with a GFA ranging between 528 m2 (5,683.5 sq. ft.) 

and 870 m2 (9,365 sq. ft.) or more. Dwellings of this size would 

not be in character of the existing dwellings in the study area. 

The infill residential areas of Mineola and Clarkson-Lome Park 

include a maximum dwelling depth provision of 20.0 m (65.6 ft.). 

This provision effectively regulates the overall mass of dwellings 

and encourages attached garages to be incorporated into the mass 

of the dwelling, rather than projecting beyond or behind the 

dwellings. Therefore, it is recommended that this maximum 

dwelling depth provision also be incorporated into both residential 

zones within the study area. 

Garage Projections 

A review of the dwellings within the study area indicates that few 

dwellings have attached garages that project beyond the main face 

of the dwelling. In order to maintain this design characteristic, it is 

recommended that a provision that prohibits the face of an attached 

garage from projecting beyond the main face of the dwelling more 

than 2.0 m (6.6 ft.) be included and thereby reducing the 

prominence of garages. Allowing a partial garage projection will 

adequately protect the general character of the area while 

providing sufficient flexibility in design for replacement dwellings 

and additions. 

By incorporating the aforementioned zone regulations within the 

existing "R2-7" and "R3" zones, the issue of replacement housing 
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FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

and large additions being significantly larger than existing houses 

and thereby changing the character of established detached 

dwelling neighbourhoods in Streetsville, will be addressed. 

Not applicable. 

In accordance with subsection 34(17) of the Planning Act, R.S.O. 

1990, c.P. 13, as amended, Council is given authority to determine 

if further public notice is required. Since the additional proposed 

revisions concerning the maximum heights of flat roofs, limiting 

garage projections and maximum dwelling depths were discussed 

at the public meeting and the preceding resident meetings, it is 

recommended that no further public meeting be held regarding 

these proposed changes. 

The proposed zoning by-law amendments detailed in 

Appendix S-4, are acceptable from a planning standpoint and 

should be approved for the following reasons: 

1. The proposed zoning by-law amendments conform with the 

"Residential - Low Density I" Streetsville District policies of 

Mississauga Plan. 

2. The proposed "R2.- Exception" and "R3 - Exception" zones 

are appropriate and compatible with the surrounding land 

uses. 

3. The proposed zoning by-law amendments represent a 

balanced compromise between maintaining development 

potential and preserving neighbourhood character. 

Appendix S-1 - Information Report 

Appendix S-2 - Addendum Report 
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Appendix S-3 - Recommendation PDC-0081-2009 

Appendix S-4 - Proposed Zoning By-law Amendments to the 
Existing "R2-7" and "R3" zones within the 
Streetsville Infill Housing Study Area 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: C. Rouse, Development Planner 

J. Sondie, Development Planner 

~\PLAN\DEVCONTL\GROUP\ WPDA T A \PDC2\CD.06.STR.suppreport.cr.js.doc\1·8\jrncc 
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DATE: 

TO:-

FROM: 

SUBJECT: 

RECOMMENDATION: 

REPORT SUMMARY: 

September 1,2009 

Chair and Members of Planning and Development Committee 

Meeting Date: September 21,2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

Information Report 
Streetsville Infill Housing Study -
Potential Zoning Amendments 
Public Meeting Ward 11 

1. That the Report dated September 1,2009, titled 

"Streetsville Infill Housing Study - Potential Zoning 

Amendments" from the Commissioner of Planning and 

Building, be received for information. 

2. That the Planning and Building Department report back on 

the public submissions received and make specific 

recommendations to amend the existing "R2-7" (Detached 

Dwelling) and "R3" (Detached Dwelling) zone standards 

within the Streetsville Infill Housing Study area in order to 

retain neighbourhood character and improve compatibility 

between existing housing and replacement housing and 

detached dwelling additions. 

The purpose of this report is to provide background information on. 

a review ofthe existing zoning standards in the Streetsville Infill 

Housing Study area. The review proposes some alternative 

solutions for retaining the neighbourhood character within the 

study area and addressing compatibility and massing issues 
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BACKGROUND: 

CO:MMENTS: 

associated with replacementhousing and additions to existing 

detached dwellings. 

At this point, the Planning and Building Department are 

considering the following combination of Zoning Amendments, 

subj ect to further community input: 

• reduce the permitted lot coverage by 5 percent; 

• restrict the amount of GF A - Infill Residential 

to150 m2 (1,614.6 sq. ft.) plus 0.2 times the lot area; and 

• reduce the maximum height to 9.0 m (29.5 ft.) to the 
highest ridge ofthe dwelling and impose a maximum 

. height to the underside of the roof eaves of 6.4 m (21 ft.). 

At the request of the Ward 11 Councillor, the Planning and 
Building Department undertook a study to determine if 

amendments could be made to the Zoning By-law that would 

address the issue of replacement housing and large additions that 

are significantly larger than existing houses and thereby changing. 

the character of established detached dwelling neighbourhoods in 

Streetsville. 

Replacement (In fill) Housing 

The concept of regUlating replacement housing and new additions 

through zoning by-law provisions is not new in Mississauga. 

Large areas within Clarkson Lome Park and Mineola Districts and 

smaller areas within historic Port Credit and historic Meadowvale 

Village are subject to specific zoning by-law performance 

standards that were designed to retain character and reduce 

incompatibility between existing houses and new houses and 

additions. In these areas, the Zoning By-law was modified to 

include regulations th(l.t reduce lot coverage and dwelling heights, 

increase side yard setbacks, restrict garage projections, impose a 

maximum dwelling unit depth and restrict the amount of gross 

floor area permitted to be built, from the base zone standards. 
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_ Location of the Streetsville InfIIl Housing Study 

The Planning and Building Department began the Streetsville 

Infill Housing Study by delineating the neighbourhoods that were 

most likely to experience the greatest degree of potential 

incompatibility between the existing houses and replacement 

houses and additions. This was accomplished by comparing the 

existing lot she::;; and zoning with the existing built fOilll in each of ' 

the Streetsville neighbourhoods. Areas where the detached 

dwelling housing stock was predominantly two (2) storeys on 

relatively small lot sizes (frontage and area) were excluded from 

the study area, since any changes to the Zoning By-law would be 

marginal.' Conversely, areas with relatively large lots with smaller, 

predominantly one (1) storey or one and a half storey (1 12) 
dwellings, were included within the study area. 

Appendices 1- 1a to I-Ie accurately delineate the area of this study. 

Appendices 1-3 and 1-4 demonstrate the typical existing character 

ofthe dwellings and lots within the study area. 

Current Mississauga Plan Designation and Policies for 
StreetsvilleDistrict (November 2, 2006) 

"Residential- Low Density I", which permits detached dwellings 

to a maximum of 17 units per net residential hectare (42 units per 

acre), as shown in Appendix 1-2. 

"Greenbelt", which is 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 

conservation of natural heritage features and areas. 

The majority ofthe properties within the study area are designated 

entirely as "Residential - Low Density I". Some of the properties 

also contain a "Greenbelt" designation on the rear portion of the 

lot. 

Mississauga Plan contains the following general policy regarding 

. development in the Streetsville District: 
.> 
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New development and redevelopment will conserve and enhance 

significant natural environmental features, such as the Credit River 

and Mullet Creek valley features, conserve and enhance heritage 

resources and recognize the scale and enhance the character of 

existing neighbourhoods. 

No amendments to the Official Plan are being considered. 

Existing Zoning 

"R2-7" (Detached Dwelling), which primarily permits detached 

dwellings on lots with minimum lot frontages of 18.0 m (59.05 ft.) 
and minimum lot areas of695 ~2 (7,481.2 sq. ft.). 

"R3" (Detached Dwelling), which primarily permits detached 

dwellings on lots with minimum lot frontages ofl5.0 m (49.2 ft.) 

and minimum lot areas of 550 m2 (5,920.3 sq. ft.). 

Appendix 1-5 contains a list 0 f the existing "Rl-],' and "R3" zone 

regulations. 

In addition to these Residential Zones, the rear portion of some of 

the properties within the study area also contain a "GI" (Greenbelt) 

zone or a Greenbelt Overlay. No changes to the "G 1" (Greenbelt) 

zone or Greenbelt Overlay provisions are being contemplated. 

Potential Zoning By-law Amendments 

As Pfu-t of the Streetsville 11fill Housing Study, the Planning and 

Building Department examined'all ofthe existing zoning 

regulations. It was determined that the zoning regulations that are 

most effective at addressing compatibility issues are those that 

control building mass. Massing controls that have been considered 

in this study include: 
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• three (3) different maximum gross floor area (GF A) 

restrictions; 

• use of an alternate definition of gross floor area that 
includes the area of an attached garage in the maximum 

permitted GF A and reduced height restrictions; 

• combination of these potential zone regulations 

Each ofthe massing cqntrols are described in greater detail below. 

Other massing control regulations include: increased yard setback 

requirements, maximum dwelling lli-ut depth requirements and 

restrictions on garage projections. 

For the purpose of assessing the potential zoning amendments, lot 
sizes for the 1R2_7" zoned lots were assumed to be at the minimum 

lot frontage requirements of 18.0 m (59 ft,) and have a lotdepth of 

39.0 m (128 ft.). The IR3" zoned lots were assumed to be at the 

minimum lot frontage of 15.0 m (49.2 ft.) and have a lot depth of 

38.0 m (124.7 ft.). 

Reduced Lot Coverage 

Maximum lot coverage is the percentage of the lot area that is 

covered by all buildings and structures. The existing "R2-7" zone 

permits a maximum lot coverage of30% and the existing "R3" 

zone permits a maximum lot coverage of 35%. Appendices I-6 

and I-7 visually demonstrate a typical two (2) storey dwelling built 

to the maximum lot coverage and maximum height permitted in 
<-

the "R2-7" and IR3" zones, respectively, and compares it to the 

typical Streetsville dwelling. Appendices I-8 and I-9 demonstrate 

what dwellings would look like if the lot coverage in each zone 

was. reduced by 5%. Although lot coverage does reduce the 

permitted size ofthe d.welling, it does not address height 

incompatibilities and, ifreduced significantly, may not allow the 

construction of one (1) storey ad9-itions if the existing dwellings 

and accessory structures are at or close to the maximum lot 

coverage permitted. 
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Maximum gross floor area caps when combined with an alternate 

definition of gross floor area (Gross Floor Area (GF A) - Infi11 

Residential) that includes the area of attached garages, is another 

zoning regulation that has been used elsewhere in Mississauga to 

maintain compatibility between existing and new dwellings and 

substantive dWellingJ-dditions. In the Infill Housing areas of 

Clarkson Lome Park and Mineola Planning Districts, the 

maximum GFA - Infill Residential is 190 m2 (2,045.2 sq. ft.) plus 

0.2 times the lot area. Rather than simply capping the GFA at a 

fixed amount, this regulation acknowledges that a1110ts are not the 

same size and allows dwellings on larger lots to be larger. . 

Conversely, dwellings on smaller lots are subject to GFA capsthat 

are similarly reduced. Appendices 1-10 and 1-11 demonstrate the 

reduction in dwelling sizes using this zoning restriction in the 

respective "R2-7" and "R3" zones and compares the result to 

typical Streetsville dwellings. Appendices 1-12 and 1-13 

demonstrate reducing the cap further to 169 m L (1,819.2 sq. ft.) 

plus 0.2 times the lot area in each ofthe zones. Thismaximum 

GFA cap has been used in historic Port Credit. Appendices 1-14 

and 1-15 demonstrate reducing the cap to 150 m2 (1,614.6 sq. ft.) 

plus 0.2 times the lot area in each of the zones for the purpose of 

this review. As shown in these illustrations, the maximum 
permitted dwelling size is significantly reduced. 

Reduced Dwelling Heights 

The existing "R2-7" and "R3" zones permit detached dwellings to 

have a maximum height of 1 0.7 m (35.1 ft.) which is measured 

from average grade of the lot to the mid-point of the roof of a 

sloped roof This means that the highest point of a roof can be 

significantly higher d~pending upon the pitch ofthe roof In the 

Infill Housing areas of the Clarkson Lome Park and Mineola 

Planning Districts, maximum dwelling height is measured bet-Neen 

the average grade ofthe lot and the highest ridge of a sloped roof 

The maximum height in these areas has also been reduced to 9.0 m 

(29.5 ft.) and 9.5 m (31.2 ft.) dependirig upon lot frontage. There 

is another zoning regulation that requires ~ maximum height to the 
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underside of the roof eaves of 6.4 m (21 ft.) . This regulation 

simply brings the edge of the roof closer to the ground, which 

significantly lessens the visual massing of a dwelling. Appendices 

1-16 and 1-17 visually demonstrate the imposition of a 9.0 m 

(29.5 ft.) maximum height regulation and the maximum height of 

the eaves of 6.4 ill (21 ft.) regulation TIl the "R2-T' and "R3" zones. 

Combined Potential Zoning Amendments 

Combining the various zone regulations could be a very effective 

method for addressing compatibility and character concerns. 

Appendices 1-18 and 1-19 visually demonstrate the significant 

reduction in the size and height of replacement dwellings and 

dwelling additions in comparison to typical existing dwellings in 

the "R2-7" and "R3" zones. The smaller buildings with reduced 

heights appear to respect the scale of the existing dwellings on 

abutting lots, thereby maintaining the character of the 

neighbourhoods. Appendix 1-20 is a comparison of the maximum 
dwelling sizes permitted under each of the potential zoning 

amendments. 

COMMUNITY ISSUES 

A community meeting Was held by Ward 11 Councillor George 

Carlson, on May 27,2009. The majority of residents who attended 

this meeting expressed support for modifying the existing zonrng 

regulations to the following: 

• reduce the- permitted lot coverage by 5 percent; 

• restrict the amount ofGFA - Infill Residential to 150 m2 

(1,614.6 sq. ft) plus 0_2 times the lot area; and 

reduce the maximum height to 9.0 m (29.5 ft.) to the 

highest ridge of the dwelling and impose a maximum 

height to the underside ofthe roof eaves of 6.4 m (21 ft.). 

Some of the residents suggested even stricter zoning regulations 

including a one (1) storey height restriction and increased 

minimum yards. 
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CONCLUSION: 

ATTACHMENTS: 

There were also a few residents who requested that the existing 

zoning remain. These residents expressed concerns with the 

possibility of having the development potential of their existing 

houses and lots negatively impacted. Some residents also 

expressed concern that their property values would similarly be 

reduced by any new zone restrictions. 

These results were duplicated by 32 questionnaires that were filled 

out at the resident meeting or sent to the Planning and Building 

Department following the resident meeting. 

Once public input has been received, and all issues are identified, 

the Planning and Building Department will be in a position to 
make recommendations regarding potential amendments to the 

Zoning By-law for the "R2-7" and "R3" (Detached Dwelling) 

zones within the Streetsvillelnfill Housing Study area. 

Appendices I-Ia to Ie - Aerial Photographs 
Appendix 1-2 - Excerpt of Streets ville District Land Use Map 

Appendix 1-3 - Existing Character - "R2-7" zone 
Appendix 1-4 - Existing Character - IR3" zone 

Appendix 1-5 - "R2-7" and "R3" Existing Zone Regulations 

Appendix 1-6 - Dwelling Permitted under Existing 1R2_7" zone 

Appendix 1-7 - Dwelling Permitted under Existing "R3" zone 

Appendix 1-8 - "R2-7" Dwelling - Reduced Lot Coverage 

Appendix 1-9 - "R3" Dwelling - Reduced Lot Coverage 

Appendix 1-10 - "R2-7" Dwelling - GFACap#l 

Appendix 1-11 - "R3" Dwelling - GFA Cap #1 

Appendix 1-12 - "R2-7" Dwelling - GFA,Cap #2 

Appendix 1-13 - "R3" Dwelling - GFA Cap #2 

Appendix I-14 - "R2-7" Dwelling - GFA Cap #3 

Appendix I-IS - "R3" Dwelling - GF A Cap #3 

Appendix 1-16 ~ "R2-T' Dwelling - With Height Caps 

Appendix 1-17 - "R3" Dwelling - With Height Caps 

Appendix 1-18 - "R2-7" Dwelling - Combined Regulations 
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Appendix 1-19 - "R3" Dwelling - Combined Regulations 

Appendix 1-20 - Impact of Potential Zoning Regulations on 

Maximum Dwelling Size 

Appendix 1-21 - General Zoning Map 

Appendicies I -22a to 22e - Detailed Zoning Maps 

Appendix 1-23 - General Context Map 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: c. Rouse, Development Planner 

J Sandie, Development Planner 
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"R2_T' AND "R3" EXISTING ZONE REGULATIONS 

Minimum Lot Area - Interior lot 

Minimum Lot Area - Comer lot 

Minimum Lot Frontage - Interior lot 

Minimum Lot Frontage - Corner lot 

Maximum Lot Coverage 

Minimum Front Yard - Interior lot 

Minimum Front Yard - Corner lot 

Minimum Exterior Side Yard - Corner lot 

Minimum Interior Side Yard - Interior lot 

Minimum Interior Side Yard - Corner lot 

Minimum Rear Yard - Interior lot 

Minimum Rear Yard - Comer lot 

Maximum Height 

. Maximum Driveway Width 

695 m2 (7,481.2 sq. ft.) 

810 m2 (8,719.0 sq. ft.) 

18.0 m (59.1 ft.) 

21.0 ill (68.9 ft.) 

30% of the lot 

7.5 m (24.6 ft.) 

7.5 m (24.6 ft.) 

7.5 m (24.6 ft.) 

1.2 m + 0.61 m for each 
additional storey or portion 
thereof above one (1) storey 

3.0 m (9.8 ft.) 

7.5 m(24.6 ft.) 

3.0 m (9.8 ft.) 

10.7m(35.1 ft.) 

Lesser of 8.5 m (27.9 ft.) or 
50% of lot frontage 

K:\PLAN\DEVCONTL\GROUP\WPDATA\PDCl\CD.06.STR.appendix 1-5 steetzonecomparison.doc\jmcc 
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550 m2 (5,920.3 sq. ft.) 

720 m2 (7,750.3 sq. ft.) 

15.0 m (49.2 ft.) 

19.5 m (63.9 ft.) 

35% of the lot 

7.5 m (24.6 ft.) 

6.0 m (19.7 ft.) 

6.0 m (19.7 ft.) 

1.2 m + 0.61 m for each 
additional storey or portion 
thereof above one (1) storey 

1.2 m + 0.61 m for each 
additional storey above one (1) 

storey 

7.5 m (24.6 ft.) 

3.0 m (9.8 ft.) 

10.7 m (35.1 ft.) 

Lesser of 8.5 m (27'.9 ft.) or 
50% of lot frontage 
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IMPACT OF POTENTIAL ZONING REGULATIONS ON MAXIMl.JM DWELLING SIZE 

POTENTIAL ZONE REGULATION R2-7 ZONE R3Z0NE 
MAXIMUM DWELLING SIZE MAXIMUM DWELLING SIZE 

Existing Zone Regulations One Storey: 211 m2 (2,271 sq. ft.) One Storey: 200 m2 (2,153 sq. ft.) 

Two Storey: 422 m2 (4,542·sq. ft.) Two Storey: 422 m2 (4,306 sq. ft.) 

Lot Coverage Reduced by 5 % One Storey: 176 m2 (1,894 sq. ft.) One Storey: 171 m2 (1,841 sq. ft.) 

Two Storey: 352 ~ (3,789 sq. ft.) Two Storey: 342 m2 (3681 sq. ft.) 

Maximum GF A - Infill Residential of One Storey: 211 m2 (2,271 sq. ft.) One Storey: 200 m2 (2,153 sq. ft.) 
190 m2 (2,045.2 sq. ft.) plus 0.2 times 
the lot area Two Storey: 330 m2 (3,552 sq. ft.) Two Storey: 304 ~ (3,272 sq. ft.) 

Maximum GF A - Infill Residential of One Storey: 211 ~ (2,271 sq. ft.) One Storey: 200 m2 (2,153 sq. ft.) 
169 m2 (1,819 sq. ft.) plus 0.2 times the 
lot area Two Storey: 309~ (3,326 sq. ft.) Two Storey: 283 ~ (3,046 sq. ft.) 

Maximum GF A - Infill Residential of One Storey: 211 m2 (2,271 sq. ft.) One Storey: 200 ~ (2,153 sq. ft.) 
150 m2 (1,614.6 sq. ft.) plus 0.2 times 
the lot area Two Storey: 290 m2 (3,122 sq. ft.)· Two Storey: 264 m2 (2,842 sq. ft.) 

Combination: 

Lot Coverage Reduced by 5 % One Storey: 176 ~ (1,894 sq. ft.) One Storey: 171 m2 (1,841 sq. ft.) 

Maximum GF A - Infill Residential of Two Storey: 290 m2 (3,122 sq. ft.) Two Storey: 264 m2 (2,842 sq. ft.) 

150 m2 (1,614.6 sq. ft.) plus 0.2 times 
the lot area 

* Assumes the R2-7 Jots to have frontages of J 8 m (59 ft.) and a Jot depth of 39 m (128 ft.) and the R3 zoned Jots to have a Jot frontage ofl5 m 
(49.2 ft.) and a lot depth of38 m (124.6 ft.). 
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September 17, 2009 

APPENDIX S-2 PAGE 1 

Clerk's Files 

Originator's 

FilesCD.06:STR< 

ChaIT and Members of Planning and Development Committee 

Meeting Date: September 21, 2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

Addendum Report -
Streetsville Infill Housing Study -

. Potential Zoning Amendments 

Public Meeting Ward 11 

COMMENTS: The report from the Commissioner of Planning and Building dated 

September 1,2009, was prepared and finalized in advance ofa 

second residents' meeting held on September 9, 2009. 

The comments made by some of the area residents with regards to 

the subject study were: 

• an interim control by-law to stop development until a new 

more restrictive Zoning By-law was passed, was initially 

supported; 

• permit only one (1) storey dwellings; 

• introduce architectural controls; 

• increase rear yard requITements; 

• restrict projecting garages; 

• there were questions regarding the impact of the potential 

zoning amendments on property taxes; 

• it was suggested that the front roof line of dwellings be 

lowered further than what has been proposed; 
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September 17, 2009 

• it was requested staff investigate implementing other infill 

housing zoning regulations used elsewhere in the City; 

• a small number of residents wanted to retain the existing zone 

regulations. 

Many of the above-noted issues were responded to at the residents' 

meeting. Following significant discussion, the residents generally 

expressed support for the mostrestrictive proposals presented by 

the Planning and Building Department, that an interim control 

by-law was not necessary and that staff should proceed as quickly 

as possible to amend the Zoning By-law. 

. These comments and those raised at the Public Meeting will be 

addressed in a future report which will also provide a 

3~~Qml!l~Ildation with re§l:>~~1 t9 agy potential zonjng amendments 
to deal with infill housing in Streetsville. 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: C. Rouse, Development Planner 

J Sandie, Development Planner 

~\PLAN\DEVCONTL\GROUP\ WPDATA \PDCI \CD06.SlRAddrn"'m.doc\I-2'moc 
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Streetsville Infill Housing Study -
Proposed Zoning By-law Amendments 

File: CD.06.STR 

Recommendation PDC-0081-2009 

PDC-0081-2009 "1. That the Report dated September 1,2009, titled "Streetsville 

Infill Housing Study - Potential Zoning Amendments" from 

the Commissioner of Planning and Building, be received for 

information. 

2. That the Planning and Building Department report back on 

the public submissions received and make specific 

recommendations to amend the existing "R2-7" (Detached 

Dwelling) and "R3" (Detached Dwelling) zone standards 

within the Streetsville Infill Housing Study area in order to 
retain neighbourhood character and improve compatibility 

between existing housing and replacement housing and 

detached dwelling additions. 

3. That the Addendum Report dated September 17,2009 to the 

Report dated September 1, 2009, titled "Streetsville Infill 

Housing Study - Potential Zoning Amendments" be received. 

4. That correspondence from the following residents, with 

respect to the Streetsville Infill Housing Study, be received: 

Tye Beyba dated September 1, 2009; Bert and Ann Romeril 

dated September 14,2009; Vicki Martyniuk dated 

September 20, 2009; Mike and Sandy Whitney dated 

September 21,2009; and Dale Shura dated September 21, 

2009." 



Streetsville Infill Housing Study -
Proposed Zoning By-law Amendments 

7-52 

Appendix S-4 

File: CD.06.STR 

Proposed Zoning By-law Amendments to the Existing "R2-7" and "R3" zones within the 
Streetsville Infill Housing Study Area 

Proposed Zoning Amendments Proposed Proposed 
"R2 - Exception" zone "R3 - Exception" zone 
(Existing "R2-7" zone) (Existing "R3" zone) 

Reduce the permitted lot coverage by Maximum Lot Coverage - Maximum Lot Coverage -
5% 25% 30% 
Restrict the amount of Gross Floor Maximum GF A - Infill Maximum GF A - Infill 
Area Residential - Residential -

150 m2 (1,614 sq.ft.) plus 150 m2 (1,614 sq.ft.) plus 

0.2 times the lot area 0.2 times the lot area 

Use the definition of "GFA - Infill 
Residential" which includes the area of ./ ./ 

an attached garage 
Reduce the maximum height of a Maximum height of a Maximum height of a 
sloped roof to the highest ridge of the sloped roof - sloped roof -
dwelling 9.0 m (29.5 ft.) to the 9.0 m (29.5 ft.) to the 

highest ridge of the highest ridge of the 
dwelling dwelling 

Include a maximum height to the Maximum height to the Maximum height to the 
underside of the roof eaves of underside of the roof underside of the roof 
6.4 m (21 ft.). eaves - 6.4 m (21 ft.) eaves - 6.4 m (21 ft.) 
Include a maximum height to the Maximum height to the Maximum height to the 
highest point of a flat roof of highest point of a highest point of a 
7.5 m (24.6 ft.) flat roof - 7.5 m (24.6 ft.) flat roof - 7.5 m (24.6 ft.) 
Include a maximum dwelling unit depth Maximum dwelling unit Maximum dwelling unit 
of 20.0 m (65.6 ft.) depth of 20.0 m (65.6 ft.) depth of 20.0 m (65.6 ft.) 
Include a regulation that restricts the Maximum projection of Maximum projection of 
front face of an attached garage from the garage beyond the the garage beyond the 
projecting more than 2.0 m (6.6 ft.) front wall of dwelling - front wall of dwelling -
beyond the main face of the dwelling 2.0 m (6.6 ft.) 2.0 m (6.6 ft.) 
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Streetsville Infill Housing Study CD.06.STR 

Streetsville Infill Housing Study - By-Law Amendments 

NOTICE OF OBJECTION 

To whom it may concern, 

1 of 2 

~" \~1-

PLANNING & DEVELOPMENT COMMITIEE 

We the undersigned hereby file this notice of objection to the proposed BY-LAW AMENDMENTS and wish to be included 
as party to the hearing of appeal before the Ontario Municipal Board. 

Comments: 

Having attended several of the public meetings regarding this Amendment I made several observations that have 
required me to file this objection. I was struck by the haphazard way in which a consensus vote was taken after the 
majority of the resident attendees had left the meeting in September 21, 2009. A show of hands by the forty or so 
persons remaining was asked for to support restrictions and no further votes were held. This one-sided vote was taken at 
a later meeting as the de-facto will of the affected homeowners and of course did not in any way represent an accurate 
opinion of the 1000 or so householders in the study area. 

I noticed that at the council meeting regarding the Proposed Amendment held in October that some of the same late 
voters from the September meeting made oral submissions to the council. These opinions are therefore attracting 
attention as if the common opinion is in agreement with them and the late-day unrepresentative vote made on the 21 st of 
September. 

Further and more specific to the changes proposed in the Amendment I feel that to restrict the size of infill housing 
without instead requiring a single-story-only restriction will make little difference to the change in community character. 
That is to say that a 2200 square foot 2 story home built next to an existing 1200 square foot single story home will hardly 
be less intrusive to available sunlight or privacy than a 2600 square foot 2 story home. The great change in the character 
of the neighbourhood occurs at the one versus two story divide rather than at the 15 percent larger or smaller size. The 
net effect of the size restriction will be unnoticed as opposed to the drastic change seen with the addition of a second 
story. 

The argument made at the October city council meeting by two residents and one council member that a smaller two 
story home on a given sized lot has more value than a larger home on the same lot is simply wishful thinking. A quick 
assessment of homes in any desired area will easily show that the larger home on the same sized lot as a smaller home 
will obviously have greater value both to homeowners and to the City. 

Arbitrary restriction of Infill home size limits the renovation and rebuilding potential of a property for the current owners of 
the property. This includes large bungalow style homes as would be possible under current By-Laws. I feel that the 
character of the area would be better maintained with no changes to GFA and a single story restriction. 

Failure to adopt a single story restriction will drastically change the style of housing allowed and then restricting this new 
style will reduce lot values with no benefit to the current homeowners. 

Thank you for your attention, 

Andrew Carmichael 
Mable Eng 

35 Dejong Drive 
Mississauga L5M1 B9 

,1
1 



MISSISSAUGA ,., 
IiiiJiii 

DATE: 

TO: 

FROM: 

SUBJECT: 

8-1 

Clerk 's Files 

Originator's 

Corporate 
Report 

Files OZ 07/025 W5 

PLANNING & DEVELOPMENT COMMIITEE 

NOV 3 Q 2009 November 10, 2009 

Chair and Members of Planning and Development Committee 

Meeting Date: November 30,2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

Official Plan Amendment and Rezoning Applications 
To permit two apartment towers 
Part of Lot 1, Concession 1, W.H.S. 
Northwest Quadrant of Hurontario Street and 
Eglinton Avenue West 
Owner: Pinnacle International (Ontario) Limited 
Applicant: Philip Levine, IBI Group 
BillS1 

Supplementary Report WardS 

RECOMMENDATION: That the Report dated November 10, 2009, from the Commissioner 

of Planning and Building recommending approval of Phase One 

component of applications under File OZ 07/025 W 5, Pinnacle 

International (Ontario) Limited, Part of Lot 1, Concession 1, 

W.H.S., northwest quadrant ofHurontario Street and Eglinton 

Avenue West, be adopted in accordance with the following: 

1. That notwithstanding that subsequent to the public meeting, 

changes to the applications have been proposed, Council 

considers that the changes do not require further notice and, 

therefore, pursuant to the provisions of subsection 34(17) of 

the Planning Act, R.S.O. 1990, c.P.13, as amended, any 

further notice regarding the proposed amendment is hereby 

waived. 
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BACKGROUND: 

2. That the application to amend Mississauga Plan from 

"Residential - Medium Density I" and "Residential - High 

Density II" to "Residential - High Density II - Special 

Section" to permit two apartment buildings, be approved. 

3. That the application to change the Zoning from "D" 

(Development) to "RA5-Exception" (Apartment Dwellings) 

to permit the development of the lands for two apartment 

buildings in accordance with the proposed zoning standards 

described in the report, be approved subject to the following 

conditions: 

(a) That the applicant agrees to satisfy all the requirements 

of the City and any other official agency concerned with 

the development. 

(b) Prior to the passing of an implementing zoning by-law 

for residential development, the City of Mississauga 

shall be advised by the School Boards that satisfactory 

arrangements regarding the adequate provision and 

distribution of educational facilities have been made 

between the developer/applicant and the School Boards 

for the subject development. 

4. That the decision of Council for approval of the rezoning 

application be considered null and void, and a new 

development application be required unless a zoning by-law is 

passed within 18 months of the Council decision. 

A public meeting was held by the Planning and Development 

Committee on January 9,2009, at which time a Planning and 

Building Department Information Report (Appendix S-l) was 

presented and received for information. At the public meeting, the 

Planning and Development Committee passed Recommendation 

PDC-0009-2009 which was subsequently adopted by Council and 

is attached as Appendix S-2. 

During the applicant's presentation at the above noted meeting and 

through subsequent discussion, reference was made to the 

processing of a Phase One of the development proposal, which 
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COMMENTS: 

would involve the construction of two condominium apartment 

towers along the Eglinton A venue West frontage. 

In a letter dated March 27,2009, the applicant formally requested 

that the City move forward in processing Phase One oftheir 

overall development proposal. The resubmission of detailed plans 

included amended Official Plan Amendment and Zoning standards, 

in conjunction with revised supporting material including Planning 

Rationale and Functional Servicing studies. Pinnacle's rationale for 

moving forward with Phase One included the following: 

• The proposal is in general keeping with the existing "High 

Density II" land use provisions that currently apply to most 

of the Phase One lands, with an exception required for an 

increase in Floor Space Index (FSI); 

• A general consensus had been reached with staff on the 
road pattern and access points to Eglinton Avenue West, 

within the immediate vicinity of Phase One; 

• Hard servicing including water, sanitary and storm 
infrastructure are readily available to the lands 

• Although subject to the CVC permitting process, the first 
phase is not located within the limits of development 

associated with Cooksville Creek. 

REVISED DEVELOPMENT PROPOSAL 

Information on the full build out project is contained in Appendix 

S-l (Information Report), prepared by the Planning and Building 

Department. 

Pinnacle has proposed that at this time, the City only consider a 

development proposal on a 0.53 ha (1.32 ac) block, fronting onto 

Eglinton Avenue West, immediately to the west ofthe Esso gas 

station. Development on the remaining lands remains under 

review. Phase One includes the following: the construction of two 

apartment buildings; the construction of Street 'C' on the western 

edge of the block, which will include a full moves access into the 

site; a portion of Street 'E' along the northern edge of the block; the 

dedication of a portion of the road along the easterly edge adjacent 
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to the Esso gas station, which will allow for a right-in and right-out 

access to Eglinton Avenue West; and a water main connection to 

the northern limits of the Pinnacle land holdings (see Appendix S-3 

and S-4). All road and servicing works will be accommodated 

through the execution of agreements with the City and Region of 

Peel, and not through a draft plan of subdivision (see 

Transportation and Works comments). Details of the proposal are 

as follows: 

Phase One Development Proposal 
Revised 

Information March 27,2009, September 18, 2009 

Submitted: 

Proposal Two apartment towers 

Proposed Gross 
39,788.81 m2 (428,283 sq. ft .) 

Floor Area: 

Building 1 x 25 storeys (east tower) 

Height: 1 x 28 storeys (west tower) 

2-3 storey podium 

Lot Coverage: 60% 

Floor Space 7.43 net (figure excludes public roads) 

Index: 3.69 gross (figure includes public roads) 

Landscaped 24.7% 

Area: 

Number of 195 units east tower 

units : 218 units west tower 

19 ground related units within podium 

432 total apartment units 

Anticipated 1,052 people * 
Population: * Average household sizes for all units 

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

based on the 2005 Growth Forecasts for 

the City of Mississauga. 

Parking East tower - 290 

Required: West tower - 320 

Total - 610 

Parking East tower - 290 

Provided: West tower - 320 

Total - 610 
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Site Characteristics 
Frontage: 91 m (300 ft.) 

Depth: 60 m (197 ft.) 

Lot Area: 0.53 ha (1.32 ac.) building area 

0.54 ha (1.34 ac.) roads 

1.7 ha (2.66 ac.) total all lands 

Existing Use: The lands are presently vacant. 

Pinnacle had originally proposed, for the Phase One lands, two 32 

storey apartment towers in conjunction with 10 townhouse 

dwellings, at a net Floor Space Index of 10.88 (see Appendix 1-8 of 

Appendix S-I, Block 1 for details). The revised proposal provides 

for a decrease in building height and a reduction in units from 714 

to 430. The FSI has been reduced to 7.43. 

COMMUNITY ISSUES 

As noted in Appendix S-l, a community meeting was conducted 

on November 4, 2009 (see page 12 of Appendix S-I). A number 

of the concerns raised at the meeting were regarding the larger 

development proposal, and how it transitioned with neighbouring 

low density residential lands. The subject proposal is some 

distance from these dwellings to the north and west. Accordingly, 

the following are only those concerns that have some applicability 

with Phase One. The remainder will be addressed through any 

subsequent staff recommendations. 

Comment 

The development will result in additional traffic, which will further 

congest surrounding streets and intersections that are over 

capacity. 

Response 

Based on the traffic data reviewed by the Transportation and 

Works Department, Phase One is not anticipated to have an impact 

on existing traffic numbers in the surrounding area. All vehicles 
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associated with the development will access directly onto Eglinton 

Avenue West, and not onto local roads and communities (see 

Transportation and Works section for details). 

Comment 

The proposal in regards to density, building height and scale is not 

in keeping with the character ofthe surrounding community. 

Response 

Staff have determined that Phase One of the proposal is in keeping 

with the surrounding community from a density, building height 

and scale perspective. See Planning Comments section for a 

detailed analysis of the applications. 

Comment 

Where will visitor parking be accommodated for the development? 

Response 

Visitor parking will be located below grade, in conjunction with 

resident parking. All parking is proposed to be in keeping with 

City by-law standards. Previous requests for below grade parking 

garage encroachments into the municipal right-of-way have been 
dropped. 

Comment 

Can the development be accommodated from a community and 

servicing perspective? 

Response 

Staff are satisfied that Phase One can be accommodated from a 

community and servicing perspective, includes schools, water, 

storm and sanitary sewers, hydro, fire and garbage collection. 
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Trees were removed from the Pinnacle lands. 

Response 

File: OZ 07/025 W5 
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In contravention ofthe City's Tree Preservation By-law, trees were 

removed from the Pinnacle lands. Appropriate Tree Removal 

Permission Permits were subsequently acquired by Pinnacle, which 

included the payment of funds for replacement trees, to the 

satisfaction of the City. 

UPDATED AGENCY AND CITY DEPARTMENT 
COMMENTS 

Credit Valley Conservation (CVC) 

In comments updated October 9, 2009, CVC advised that staff are 

currently reviewing a revised submission for the Phase One lands. 

CVC's technical requirements will be addressed through the 

associated Site Plan, Engineering Submission and CVC Permit 

processes. 

Region of Peel 

In comments updated in September 2009, the Region advised that 

there are no objections to the approval of Phase One of the 

Pinnacle proposal. Water servicing for Phase One is possible 

through the existing 300 mm (1.2 in.) diameter watermain on 

Hurontario Street and the proposed upgrade of the watermain on 

Salishan Circle to 300 mm (1.2 in.). The 300 mm (1.2 in.) diameter 

sanitary sewer section can service the Phase One of the 

development with a popUlation of 1,065 person and 15.1 Litres per 

second (3.3 Gallons per second) flows . 

Community Services Department 

In comments updated on October 16,2009, the Community 

Services Department noted that prior to by-law enactment for 
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Phase One of development, satisfactory arrangements regarding 

streetscape works, including the future recreational trail along 

Eglinton Avenue West shall be made. Satisfactory Development 

and Servicing Agreements will also be required prior to by-law 

enactment. Given the subject lands have been removed from the 

associated draft plan of subdivision, this Department notes that all 

concerns and outstanding conditions regarding the future 

community parkland to be dedicated, shall be addressed through 

subsequent phases of development. For this phase of development, 

the requirement for park or other recreational purposes pursuant to 

Section 42 of the Planning Act (R.S.O. 1990, c.P.13, as amended) 

and in accordance with City Policies and By-laws, will be satisfied 

through payment of cash-in-lieu of parkland prior to the issuance 

of any building permits. 

Transportation and Works Department 

. In comments updated on October 22,2009, the Transportation and 

Works Department confirmed that it has retained the services of 

iTrans Consulting Ltd. to review the development of the Pinnacle 

International Ltd. draft plans of subdivision T-M07005 W5 and T
M07006 W5 and its potential impact on existing and planned 

transportation infrastructure. The study also reviewed the potential 

development impacts for the remaining three quadrants 

surrounding the Hurontario Street and Eglinton Avenue 

intersection. 

Two scenarios examined included the build out of the four 

quadrants using densities currently permitted in the City's 

Mississauga Plan, as well as those densities currently proposed by 

the Pinnacle draft plan. From a transportation perspective, a 

concept plan was developed encouraging a grid pattern for all 

quadrants which would maximize access opportunities and ensure 

improved internal traffic circulation thereby reducing the potential 

concentration of vehicles through the Hurontario Street and 

Eglinton Avenue intersection. 

The results of the Traffic Analysis indicate that the existing and 

planned transportation infrastructure for this surrounding area can 
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support development at a density which is currently identified in 

the City's Mississauga Plan. Increasing densities beyond those 

identified in the Mississauga Plan will result in increased strain on 

nearby roadways and intersections. 

The current Phase One application is proposing an FSI which is 

approximately 20% higher than that identified in the City's 

Mississauga Plan. This equates to approximately 84 additional 

units being developed over what is currently permitted. This 

increase in FSI, if confined to the Phase One lands, should result in 

minimal impacts to the surrounding roadway infrastructure and can 

be supported by this Department. Ifhowever, a sustained increase 

of 20% for the entire Pinnacle International Ltd. lands is proposed, 

this would result in more substantial impacts to the existing and 

planned transportation infrastructure and therefore cannot be 

supported by this Department. 

The applicant's consulting engineers have provided functional 

servicing details for the Phase One lands to the satisfaction of 

this Department. The storm and sanitary sewers are proposed to 

outlet to existing sewer systems on Eglinton Avenue. The 

provision of water services to the satisfaction of the Region of Peel 

will require the construction of a watermain northerly along the 

alignment of what is proposed as the future Street 'D' of Draft Plan 

T-M07006 W5, the reconstruction of the existing watemiain on the 

east leg of Salishan Circle and the construction of a new watermain 

on Eglinton Avenue West to complete the looping. The 

development of the Phase One lands proposes no new storm sewer 

outlets or any adjustments to the top of bank of the Cooksville 

Creek. 

The Transportation and Works Department has reviewed the 

updated Preliminary Noise Report dated September 21, 2009 by J. 

E. Coulter Associates "for the proposed Phase One buildings, which 

confirms that the primary sources of noise impacting the 

development are traffic noise generated from Hurontario Street, 

Eglinton Avenue and Highway 403. The report examined the 

impact of stationary noise from the commercial operations on all 

four quadrants of the Hurontario StreetiEglinton Avenue 
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intersection and determined that the noise levels generated from 

these sources were below the Ministry of Environment (MOE) 

exclusion limits for stationary noise. Noise and vibration 

associated with the possible future introduction ofLRT service on 

Hurontario Street were also examined and found not to be of 

impact to the Phase One development, due to distance separation 

from Hurontario Street. The report concludes that subject to the 

provision of central air conditioning, special building measures 

(including upgrades to the exterior wall and glazing treatments) 

and the appropriate warning clauses; the buildings and outdoor 

living areas for the proposed development will be in compliance 

with City, Regional and MOE guidelines for road, aircraft and 

stationary noise. The noise report is preliminary only and is to be 

supplemented by the detailed report to be provided prior to Site 

Plan Approval as and when architectural details, design of the 

mechanical systems for the buildings and detailed grading 

information are available. 

In the event this application is approved by Council, the applicant 

will be required to enter into a servicing agreement with the City 

and the Region for the dedication and construction of Streets 'C' 
and 'E' and any municipal works necessary to provide adequate 

services to the development. Due to the urban nature of the 

proposed development, the road cross-sections for Streets 'C 'and 

'E' are proposed to include the standard "City Centre" boulevard 

incorporating wider sidewalks installed closer to the built form, a 

streetscape corridor and a protective splash pad. A temporary road 

is proposed for a southerly portion of Street 'E' on the east side of 

the development until sufficient land is available for the provision 

of the complete right of way for Street 'E'. The Street 'C' 

signalized access to Eglinton Avenue West will be the principle 

access to the development. 

Any approval of this development proposal is not to be construed 

as an endorsement by the Transportation and Works Department of 

the applications for the development of the balance of the Pinnacle 

lands in the northwest quadrant of the Hurontario Street and 

Eglinton Avenue West intersection. Comments and conditions 

have been provided by this Department under separate cover on a 
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number of outstanding traffic, density, right of way, drainage and 

other matters related to the processing of Draft Plan applications T

M07005 W5 & T-M07006 W5. 

PLANNING COMMENTS 

Official Plan 

The lands subject to Phase One of the Pinnacle development are 

presently designated "Residential - Medium Density I" and 

"Residential - High Density II", as outlined in Appendix S-I. The 

proposal requires an amendment to change these designations 

within the Hurontario District Plan Policies, to permit the proposed 

apartment buildings at a maximum Floor Space Index (FSI) of7.5. 

As outlined within the planning rationale below, staff have no 

objection in recommending that the lands be redesignated to 

"Residential- High Density II - Special Section", subject to certain 

conditions as noted in the report. 

Phase One Context 

The proposal forms only a portion of a much larger development 

concept that Pinnacle has planned for the northwest quadrant of 

Hurontario Street and Eglinton Avenue West, as outlined in 

Appendix S-I, which envisions the construction of over 3,800 

dwellings and an estimated population of just under 9,000 people. 

Staff are not in a position at this time to bring forward a 

recommendation on the remainder of the development proposal, as 

there remains a number of outstanding concerns that need to be 

addressed and resolved, which include density, traffic, land use 

compatibility, parkland dedication and servicing. A future 

Supplementary Report on the remainder of Pinnacle's applications 

will follow at a later time. For reasons as noted below, staff are 

now in a position to bring forward a recommendation on Phase 

One. 

Pinnacle Phase One is a good example of development that 

achieves the intent of Provincial legislation and the policies of both 

the Region of Peel and City of Mississauga Official Plans. These 
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policies promote residential intensification, compatible built form 

with surrounding land uses, appropriate transition in use and 

building scale, efficient use of existing land and infrastructure 

resources, support of existing and proposed transit services, and 

well designed communities. The Information Report (Appendix 

S-l) references the Mississauga Plan policies, provisions and 

criteria that apply in evaluating site specific high density infill 

Official Plan Amendments. The discussion below provides for a 

summary of how these matters have been addressed and resolved 

to the satisfaction of staff. 

A recommendation on Phase One of the development proposal can 

proceed at this time, in advance of the remainder of the project, for 

the following reasons: 

• Appropriate limits of development have been identified, 
which have been accepted by CVC and City staff; 

• As the site is located on the perimeter of Pinnacle's full 

land holdings, the remainder of the parcel beyond Phase 

One is not compromised for purposes of determining an 

appropriate development form; 

• The location of Phase One, close to the Hurontario and 
Eglinton intersection and set far back from established low 

density development, is a logical location for high density 

development; 

• The first phase can be accommodated from a traffic and 
servicing perspective, and technical matters have been 

addressed through the submission acceptable studies. 

Mississauga Nodes and Intensification Policies 

The development ofthe City is based on a structure characterized 

by residential communities, employment districts, and major open 

space corridors. To accommodate growth, this structure is further 

broken down into areas that include City Centre and a series of 

nodes, which have been set aside to accommodate a greater variety 

and concentration of uses than in the surrounding areas. A node 

acts as a focus of activity for more compact, mixed use and more 

intensive transit supportive development (see page 9, Appendix 
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S-l for details). The subject lands are located within the 

Hurontario Node which is centered on the intersection of 

Hurontario Street and Eglinton Avenue. Features that make up this 

node include several commercial plazas, office buildings, and a 

number of large high density residential developments. The 

location ofthe subject lands within the centre of the node makes it 

an excellent location for residential intensification, consistent with 

existing apartment development in the immediate vicinity. 

The maximum density permitted within the Hurontario District 

policies for the Phase One lands is an FSI of2.9, whereas the 

applicant has requested a maximum of7.5 . Staffhave no objection 

to the increase, as the development conforms with node and 

intensification policies of the Official Plan in the following 

manner: 

• Appendix 1-9 of Appendix S-l provides development 

statistics for existing high density apartment complexes to 

the south ofthe subject lands (Kingsbridge Gardens). 

Buildings in this development range in height from 22 to 37 

storeys. The majority ofthese buildings were constructed, 

in the traditional condominium style of the time, on larger 

suburban style blocks with private landscaped open space, 

fronting onto private roads. The buildings also tend to 

occupy large footprints and carry a heavier massing. 

Accordingly, the overall density is low (FSI of2.3) 

although individual sites range upwards of 3 .86. Pinnacle 

Phase One takes on more of an urban character, being 

serviced entirely by public roads with reduced setbacks. 

Broader open space has been consolidated into a proposed 

park system to the west. This is more in keeping with 

compact development forms under consideration today to 

comply with recent Provincial and City intensification 

initiatives. When public roads are included in the 

calculation, the density is reduced to an FSI of3.69, which 

is comparable with individual sites to the south. This 

figure does not take into consideration the parklands set 

aside to the west; 
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• The development will result in a desirable increase in 
activity for the node, supportive of all forms of hard and 

soft servicing and infrastructure. The lands are well 

situated to take advantage of a range of community 

services, schools, and a wide range of commercial 

opportunities, many of the above services can be accessed 

without the use of a vehicle. In addition, the node is within 

close proximity to the employment, shopping and cultural 

advantages of the City Centre area; 

• The proposal reinforces and enhances the local community 
character by introducing a well designed development that 

is compatible with, and would have no adverse impacts on 

nearby existing low, medium and high density land uses; 

• The development of the lands for apartments will introduce 
a compact urban and orderly built form for the northwest 

quadrant of the Hurontario and Eglinton intersection, which 

will be further developed upon as consideration is provided 

for future Pinnacle phases. The intention is to create an 

appropriate transition in density and scale back from this 

intersection to lower densities to the north and west; 

• The massing and scale of the proposed buildings have been 
designed to integrate and relate appropriately with the 

surrounding residential community, having proper regard 
for building height and setbacks; 

• Technical studies submitted in support of the applications 

have confirmed that development would appear to have no 

negative impacts from a traffic, environmental, noise, and 

servicing perspective; 

• Phase One of the development is also in general keeping 

with the Growth Management Study, as referenced on 

page 14 of Appendix S-l. 

At the time the original development applications were filed, the 

subject lands formed part of the Urban Growth Centre (UGC, see 
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page 9 of Appendix S-l). At the direction ofthe Province, this 

boundary was changed, and now excludes all Pinnacle lands. The 

boundary change has been incorporated into OPA No. 95, which 

has been adopted by Council and is presently awaiting Regional 

approval. Phase One of the subject applications is in compliance 

with policies that speak to lands located outside of the UGC. 

Page 8 of Appendix S-l references the Official Plan policies that 

form part of the Hurontario District Plan. The height and scale of 

Phase One are appropriate for the District, and are not of the same 

unlimited density as permitted in the City Centre District. The 

proposal is in keeping with providing for a suitable transition to 

City Centre, yet adding density that will strengthen the node and 

support transit. 

Transit Supportive Development 

As noted above, the support and operation oftransit is a critical 

consideration in the review of development applications for 

intensification within nodes. The subject lands, developed at a 

higher density, are well located to take advantage of a number of 

transit initiatives. Transit operations currently passing through the 

Hurontario/Eglinton node consist ofthe following: 

• Eglinton Avenue: Routes 35, 35A, 89 - Islington TTC 

Subway Station, Erin Mills Town Centre, Meadowvale 

Town Centre; 

• Hurontario Street: Routes 19, 19 A and 19B (and associated 
express routes) - Port Credit GO Station, City Centre 

Transit Terminal, Shoppers World in Brampton; 

• Other Routes: Routes within within walking distance of 
Phase One inClude Route 10 (Ceremonial and Bristol 

Road), Routes 34 and 68 (Kingsbridge), Route 7 (Airport 

Corporate), and Route 65 (Trailwood and Thornwood). 

Many of the above routes connect into the City Centre Transit 

Terminal and other destinations including GO Transit and TTC 
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stations, employment areas, and shopping centres, along with 

locations beyond in the adjoining communities of Toronto, 

Brampton and Oakville. Intensification of the subject lands will 

only increase the viability of transit services in the node. Other 

important future transit initiatives that the subject development will 

be supportive of include the following: 

• Bus Rapid Transit (BRT) - The BRT will connect directly 

into the City Centre Transit Terminal. To protect the 

viability of this line, it is important to ensure that area 

densities move in the direction of being more transit 

supportive. The close proximity ofthe BRT station to the 

subj ect lands will be a large advantage for those residents 

who choose to live in this location, providing excellent 

east-west connections; 

• Hurontario Higher Order Transit Study (HHOT) - A study 

has been initiated to understand the feasibility of locating 

higher order transit along the Hurontario Corridor. It is 
anticipated that recommendations on the chosen 

technology, alignment, station locations and associated 

planning and design parameters will be released in late 

2009 or early 2010. The establishment of higher order 

transit along this corridor will strengthen the Hurontario 

node and place a high value on the subject lands from a 

locational perspective, with unparalleled access to regional 

transit systems. The preliminary urban design 

recommendations within the HHOT study for the subject 

lands propose towers in the 25 storey height range, with 

close setbacks to major roads, and the ability to 

accommodate future at grade commercial uses if the market 

warrants such. The proposal is in keeping with these 

recommendations. 

HurontariolEglinton Traffic Impact and Urban Design Report 

In April 2009, a study entitled Hurontario Street and Eglinton 

Avenue Area Traffic Impact Report was finalized by iTrans 

Consulting Inc. The purpose ofthe study was to analyze certain 
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lands with development potential, located within and around the 

Node. Recommendations on the traffic matters are covered under 

the Transportation and Works Department section of this report. 

The study also included an urban design and land use component, 

completed by Brook McIlroy Inc. This firm drafted a concept plan 

for the entire area, proposing a mixture of residential building 

heights and densities supported by commercial and park uses. This 

was based on a series of design objectives, which established a 

framework for development of each of the four quadrants 

surrounding the intersection. Notwithstanding the above, the 

purpose of this plan was to illustrate how development may occur 

as the area transitions into a more pedestrian oriented mixed-use 
environment, and not as a fixed plan. 

The concept plan illustrates for the Phase One lands high rise 

buildings from 13 to 28 storeys, surrounded by low rise buildings 

(i.e. podiums) with a height of2 to 4 storeys. All buildings are 

proposed to face public roads, which are laid out in a grid pattern, 

with buildings facing and enclosing the streets incorporating urban 

setbacks. The Phase One proposal is in general keeping with the 

design and planning recommendations and built form suggestions 

outlined within the report. The Urban Design section below 

further explains some ofthese matters. 

Urban Design Considerations 

Critical to the success of a development is its design, and the 

relationship it forms with the surrounding built context. The 

applicant has taken steps to accomplish these objectives. Page 10 

of Appendix S-l provides a brief summary of the urban design 

principles that apply to the lands. The following points detail how 

the development has achieved conformity with these provisions: 

• The proposed buildings for the lands are of an appropriate 

height and scale, warranted by their proximity to a major 

intersection and the pattern of surrounding high density 

development that has proceeded it. The buildings will set 

the standard and act as a focal point for future development 
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in and around the intersection and Node, creating a sense of 

enclosure which if carried through along the street will 

visually reduce the apparent width ofthe road and improve 

upon the pedestrian environment; 

• The location of the proposed built form and associated 

density is appropriate within the larger framework of the 

entire Pinnacle development proposal, being the most 

desirable location for intensification; 

• Proposed buildings have been sited to provide a direct and 
comfortable relationship with all four road frontages . The 

two to three storey podium will properly define the street 

edge, while the visual impact of the height of the associated 
25 and 28 storey towers on the road is reduced through 

appropriate setbacks beyond the edge ofthe podium; 

• Direct access will be provided into ground related units. 

Functional front doors together with transparent building 

facades and the provision of two primary street facing 

entrances onto Eglinton Avenue West will create active 

street facing facades that encourage pedestrian activity; 

• The architect has provided for a distinctively designed built 

form for the lands, incorporating within the towers a range 

of building materials that are off-set at various levels. 

Particular attention has been paid to the rooftop areas, 

which have been designed with a unique top that also 

encloses the mechanical and ventilation systems (see 

Appendix S-5 to S-7 for details); 

• All parking, at City standards, will be located below grade. 

Appropriate and safe pedestrian connections are provided 

around the perimeter of the site, predominantly on 

municipal sidewalks, with convenient connections made to 

building entrances, signalized street crossings, and transit 

stops; 
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• The two towers are oriented in such a way that view 

corridors have been preserved within each for residents to 

the adjacent Cooksville Creek valley lands, with limited 

obstruction. 

Architectural Gateway Feature 

In view of the scale of the development, and its prominent location 

on Eglinton Avenue West, it seemed fitting that a design feature be 

incorporated into Phase One that provided a focal point for the 

Pinnacle development. The applicant is proposing, at the northeast 

comer of Eglinton Avenue and Street 'C', a glass water feature that 

will be visible from the road. The feature is proposed to form part 

of the main entrance to the building and include seating areas. All 

works will be accommodated on private land, with the exception of 

portions of the fountain which will extend into the daylight triangle 
(see Appendix S-8). Balancing out the water feature on the 

opposite side of the road to the west will be a future park entrance 

to the Cooksville Creek. The requirement for the feature will be 

incorporated into the Development Agreement, with details, 

including height and design, being confirmed through the site plan 

process. 

Pedestrian Wind Study . 

In support ofthe subject applications, a Pedestrian Wind Study 

was submitted. The purpose of the study was to quantitatively 

assess the pedestrian level wind environment under both existing 

and future conditions around the development, and to assess 

mitigative solutions where required. The report has concluded that 

comfort conditions at the site are considered generally acceptable 

to the setting, and extensive mitigation is not deemed necessary. 

The original report had assigned a winter rating of 

"uncomfortable" to several of the test locations, being areas subject 

to prevailing winter winds approaching from a westerly to 

southerly direction. In an addendum, the consultant recommended 

certain changes that may result in further improvement. Through 

the site plan approval process, the effect of the recommended 

changes will be evaluated. 
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Shadow Studies were completed for the development, in 

accordance with the City's design reference note entitled 

"Standards for Shadow Studies". This document requires that 

sunlight be provided at specified times for residential amenity 

areas, parks, and children's play areas on adjacent lands, to 

maximize their use during summer afternoons and evenings. 

At present, there are no existing amenity areas adjacent to Phase 

One. Three new areas are proposed, being the open space square 

to the north, linear park along Cooksville Creek to the west, and 

the private amenity space associated with the subject building 

located on the third floor rooftop. The study submitted confirms 

that there are limited impacts on the two neighbouring park sites, 

as per City requirements. Staff will review the impacts on the third 

floor amenity space through the site plan process. 

Landscape Urban Design 

The urban character of the subject development proposal reduces 

the extent of landscaped areas. Notwithstanding, the applicant has 

taken steps to provide for a softening of the site perimeter from a 

landscape perspective. These matters will be accomplished through 

the processing of the site plan, as follows: 

• Minimum building setbacks for the lands to the property 

line are as follows: 3.0 m (11.5 ft.) on the east and west 

sides; 4.5 m (14.8 ft.) along the north frontage; and 4.5 m 

(15.7 ft.) along Eglinton Avenue. To accommodate a future 

multi-use recreational trail and associated landscaping, the 

actual distance from the face of the proposed building and 

the Eglinton Avenue curb is 12 m (39.4 ft.). All areas 

between the building and property line have been designed 

to accommodate landscape treatment, with sufficient soil 

depth below to ensure plants of reasonable height will 

thrive. Details will be addressed through the site plan 

approval process; 
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• As noted above, the building incorporates functional 
landscaped yard areas associated with all units that have 
direct ground floor access; 

• A large and accessible landscaped roof deck is being 
provided on top of the third storey podium, which will 
include an outdoor children's play area. Locations on the 
deck area not used for amenity space will be developed as a 
green roof. 

Esso Gas Station Parcel 

To the immediate east of the subject lands is an Esso fuel station, 
at the northwest comer of Hurontario Street and Eglinton Avenue. 
It will be separated from Phase One by a public road, which itself 
will be shared between Pinnacle and Esso land holdings (see 
Appendix S-3). Staff had expressed concern regarding access to 
and future development of the Esso lands. The applicant has 

provided a diagram which demonstrates that the Esso lands can be 
developed for higher density office/residential uses in the future. 

The new public road has been designed in such a way that two way 
traffic can be accommodated, with right-in and right-out turning 
movements only to Eglinton Avenue West. To screen views of the 
gas station site from those ground related units that will face east, a 

combination of fencing and/or landscaping will be incorporated 
into the design. Details will be addressed through the site plan and 
engmeenng processes. 

Urban Design Panel 

The entire Pinnacle development proposal was originally 
considered by the City's Urban Design Advisory Panel back on 
September 18, 2007. Recommendations by the panel were 
ultimately incorporated into the design of the broader development 
proposal. On June 2,2009, Phase One was presented to the Panel. 

The matter was received favourably, with general support offered 
to the development. Matters of interest raised included the 
following: 
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• Use of ground floor units facing Eglinton Avenue 
(residential vs. commercial); 

• Use, grading and privacy of private amenity areas facing 
Eglinton Avenue; 

• Colour and texture of exterior building finish; 

• The architectural language of the tower and podium, 
including their relationship to each other; 

• Courtyard details; 

• Perimeter tree planting and landscaping; 

• Redevelopment of the neighbouring gas station parcel. 

In response to the items raised, the applicant made certain design 

changes to the submitted site plan. The above matters will be 

addressed through this process. 

Mississauga Plan Criteria 

As outlined in the Information Report, Mississauga Plan provides 

criteria for evaluating site specific Official Plan Amendments 

(see page 11 of Appendix S-l). The applicant filed a satisfactory 

Planning Justification Report in support of the subject applications. 

Each criterion has been addressed, to the satisfaction of staff, as 
outlined in the body of the report above. 

Other Planning Documents 

Staff have undertaken a review of the Provincial Policy Statement, 

the Growth Plan for the Greater Golden Horseshoe, and the Region 

of Peel Official Plan, as it relates to the subject applications, and 

are of the opinion that the applications are in conformity with these 

documents. 

Zoning 

The applicant is proposing to rezone the lands from "D" 

(Development) to "RA5-Exception" (Apartment Dwellings). In 

view of the Official Plan considerations and recommendations 

identified above, this zone is appropriate to accommodate the 

proposed condominium apartment buildings, subject to the 



Planning and Development Committee 

8-23 

- 23 -
File: OZ 07/025 W5 
November 10, 2009 

following development standards applying to the apartment 

zone category: 

Item Requested Zone Present City 

Standard Standard 

Maximum Floor 7.5 2.9 

Space Index 

Maximum Height 28 storeys The lesser of 77 m 

(263 ft.) or 25 

storeys 

Minimum 24% (1,300 m L or 40% 

Landscaped Area 14,000 sq. ft.) 

Minimum Landscape 3.0 m (11.5 ft.) 4.5 m (14.7 ft.) 

Buffer 

Minimum amenity 2,400 mL The greater of 

area (25,833 sq. ft.) 5.6 m2 (18.3 sq. ft.) 

per dwelling or 10% 

of lot area 

Minimum Amenity O.OmL 55.0 m L 

Area at Grade 

Building location, landscape areas and setbacks (including for 

underground parking decks) will be identified on an Exception 

Schedule to the implementing by-law, as noted on Appendix S-4. 

Green Development Initiatives 

Page 11 of Appendix S-1 outlines green development initiatives 

the applicant proposes to incorporate into the development. The 

applicant at this time is looking to construct Phase One to a level 

of LEEDS (Leadership in Energy and Environmental Design) 

Silver compatible. This may be incorporated into the Development 

Agreement. 

Site Plan Application 

In support ofthe subject applications, the applicant has filed a site 

plan application under file SP 09/043 W5. The plans are currently 

under review. A number of matters, as referenced in the report, 
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will be detailed and addressed through this process, which include 

the following: 

• The implementation of wind mitigative measures, as 

required through the Pedestrian Wind Study; 

• Review of the location of the third floor amenity area, 
relative to impacts from a shadow perspective, including 

details and design; 

• Details on the water feature proposed for the northeast 
comer of Eglinton Avenue and Street "C"; 

• Phasing program, as noted below. 

Building and Condominium Phasing 

The applicants are proposing to market and construct the west 

tower first. Through the site plan approval process, a phasing plan 

will be worked out that takes into consideration servicing, access, 

and the condition of lands that remain un-built. This may require 

the execution of an agreement. 

Archaeological Assessment 

The applicant has submitted Stage One and Two Archaeological 

Assessments, completed by The Archaeologist Inc., in support of 

the subject applications. The document has been reviewed both by 

City staff and the Ministry of Culture, who have provided their 

clearance for Phase One. 

Sales Centre 

The applicant is currently in the process of planning the 

construction of a sales pavilion for their development. Options 

being considered include use of the existing home (formerly a dog 

kennel) to the west, or other areas beyond the construction scope of 

Phase One (i.e. adjacent to Hurontario Street). The use of any 

lands beyond Phase One will require a separate approval, as a sales 

centre use is not permitted under the current zoning. In addition, a 

site plan application may be required. 
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FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

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. 

In accordance with subsection 34(17) of the Planning Act, R.S.O. 

1990, c.P. 13, as amended, Council is given authority to determine 

if further public notice is required. The applicant has modified 

their proposal for a Phase One development as detailed above. It is 

recommended that no further public meeting need be held 

regarding the proposed changes. 

The proposed Official Plan Amendment and rezoning applications 

are acceptable from a planning standpoint and should be approved 

for the following reasons: 

1. The proposal for an increase in apartment density on the lands 

is in keeping with the policies of the Official Plan that speak 

to compatible and transit supportive residential development 
and intensification, within nodes; 

2. The proposal is compatible with the surrounding land uses, 

with no unacceptable adverse impact from a development, 

traffic and servicing perspective anticipated; 

3. The proposed Official Plan provisions and zoning standards 

are appropriate to accommodate the requested apartment uses, 

subject to the restrictions as described in the staff report. 

Appendix S-1 - Information Report 

Appendix S-2 - Recommendation PDC-0009-2009 

Appendix S-3 - Context Plan, Phase One Development Location 

Appendix S-4 - Phase One Development Proposal 

Appendix S-5 - Building Elevations, from Eglinton Avenue 

Appendix S-6 - Building Elevations, from Cooksville Creek 
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Appendix S-7 - Building Elevation Rendering 

Appendix S-8 - Proposed Fountain Feature 

Appendix S-9 - Zoning Map 

Edward R. Sajecki 

Commissioner of Planning and Building 

File: OZ 07/025 W5 
November 10, 2009 

Prepared By: Rob Hughes, Development Planner 
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Chair and Members of Planning and Development Committee 

Meeting Date: January 12, 2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

Information Report 
Official Plan Amendment, Rezoning and Draft Plan of 
Subdivision Applications 
To permit a multi-use residential, commercial and office 
development, in conjunction with parkland uses 
Part of Lot 1, Concession 1, W.H.S. 
Northwest Quadrant of Hurontario Street and 
Eglinton A venue West 
Owner: Pinnacle International (Ontario) Limited 
Applicant: Philip Levine, IBI Group 
BillS1 

Public Meeting WardS 

RECOMMENDATION: That the Report dated December 9,2008, from the Commissioner 

of Planning and Building regarding the applications to amend the . . ,. 

Official Plan and Zoning By-law, under files OZ 07/024 W5 and 

OZ 07/025 W5, to permit the development of the lands for a multi

use residential, commercial and office development, in conjunction 

with parkland uses, as detailed within the staff report, and for a 

proposed Draft Plan of Subdivision under files T-M07005 W5 and 

T-M07006 W5 to accommodate approximately 3,883 dwelling 

units, Pinnacle International (Ontario) Limited, Part of Lot 1, 
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BACKGROUND: 

Concession 1, W.H.S ., northwest quadrant of Hurontario Street 

and Eglinton Avenue West, be received for information. 

The subject lands are located within the northwest quadrant of 

Hurontario Street and Eglinton A venue West, stretching eastward · 

from Hurontaro Street to Fairwind Drive. The exjsting residential 

development of varying densities on Tagish Court, Nishga Court 

and Salishan Circle (including Cooksville Creek Public School) 

form the northern property line. Cooksville Creek, which is under 

City ownership, bisects the property through the centre in a north 

south direction. Aside from several empty buildings abutting 

Eglinton Avenue West (formerly a dog kennel and residence), the 

properties are vacant. Adjacent to the creek in the western portion 
of the lands exists a wetland area. 

The existing gas station at the immediate northwest corner of 

Hurontario Street and Eglinton Avenue West does not form part of 

the applications (see Appendix 1-2f 

Neighbourhood Context 

Lands surrounding the subject applications comprise a range of 

uses and residential densities, which can be described as follows 

(see Appendix 1-4 for details): 

North: Moving in an east-west direction is a ten storey apartment 

building (fronting onto Hurontario Street), townhomes 

fronting Salishan Circle (which terminates in two 

locations abutting the lands), Cooksville Creek Public 

School, detached dwdlings fronting both Nishga Court 

and Tagish Court; 

West: Across Fairwi.nd Drive, detached dwellings andSt. Hilary 

Catholic School; 

South: Moving in an east-west direction is a commercial centre 

incorporating an eight storey office building and a one 

storey retail plaza, a twenty-two storey condominium 

apartment tower, and west of Cooksville Creek, 

townhouses, and semi-detached dwellings; 

East: A retail commercial centre, which includes Montana's 

Restaurant, Shoppers Drug Mart and other restaurant and 
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COMMENTS: 

retail uses. To the north of the plaza, the land is vacant 

but designated for high density residential uses. To the 

southeast of the subject property is the commercial center 

known as Mississauga Market Place. 

Development applications for the lands were originally filed by 

Pinnacle International (Ontario) Limited on December 19,2007, to 

pennit 4,800 dwellings (apartment and townhouse) and parkland 

uses, for both the east and west sides of Cooksville Creek. These 

applications were formally amended on October 21, 2008, to 

reduce the number of dwellings to 3,883 and to concentrate all 

development on the east side of the creek. All lands on the west 

side of the creek are proposed to be conveyed to the City for 

parkland. The revised applications have been circulated for 

technical comments. In addition, a joint ward community meeting 

was conducted by Councillor Adams and Councillor Dale on 

November 4,2008 (see below for details). 

The purpose of this report is to provide preliminary information on 

the applications and to seek comments from the community. 

Information regarding the history of the site is found in 

Appendix I-I. 

The applications submitted by Pinnacle are for a large scale multi

use development for almost four million square feet of floor area 

on 15 ha (35 ac) ofland, of which slightly less than half will be set 

aside in public ownership for environmental protection and 

parkland. If the applications were to be approved, when completed 

it would be home to almost 9, 000 people and approximately 580 

office jobs. 

Due to the complexity of the applications, an overall s1lIIl1rtary is 

provided below, followed by a summary of the applications for the 

east and west parcels. A detailed block by block break down and 

associated zoning provisions are provided in Appendix 1-8. 
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Pinnacle Development Summary Chart 
Total Land Area: 14.78 ha (36.5 acres) 

Total Park Area: 6.45 ha (15.9 acres) 

Total Road Area: 2.68 ha (6.62 acres) 

Total Road Widenings: 0.26 ha (0.64 acres) 

East Net Area: 5.39 ac (13.3 acres) 

GF A Residential: 326,285 m2 (351,210 sq. ft.) 

GFARetail: 9,835 m2 (105,863 sq. ft.) 

GFA Office: 12,830 m2 (138,100 sq. ft.) 

GFAAll Uses: 348,950 m2 (3,756,066 sq. ft.) 

Gro s sIN et Density East: 394 uph (159 upa)/720 uph (291 upa) 

GrosslNet Density Total: 262 uph (106 upa)/376 uph (152 upa) 

PPJlha (PPJ/ac) 645lha (2611ac) (excludes commercial 

(pPJ - people plus jobs) component where stats are not 

available) 

Net FSI East Area: 6.47 

Gross FSI East Area: 3.54 

Gross FSI Total: 2.36 

No. Tower Units: 3,302 dwellings 

No. Mid-rise Units: 504 dwellings 

. No. Townhouses: 77 dwellings 

No. Total Units: 3,883 dwellings 

Approx. Number of 5,073 spaces 

Parking Spaces Proposed 

Approx. Number of 7,1 18 spaces 

Parking Spaces Required 

Landscape Area To be determined 

Anticipated Population: 8,955 people 

* Average household sizes for all units 

(by type) for the year 2011 (city 

average) based on the 2005 Growth 

Forecasts for the City of Miss iss aug a 

Supporting Documents: - Planning Justification and Proposed 

Standards Report 

- Urban Design Impact Considerations 

Report 

- Traffic Impact Assessment 

- Functional Servicing Assessment 
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- Arborist Report 

- Noise Study 

- Phase 1 and 2 Environmental 

Assessment Reports 

- Geotechnical/Soil Investigation 

Reports 

- Floodplain Management Study 

- Environmental Impact Study 

For reference to development application locations and 

buildinglblock numbers, refer to Appendix 1-5 and 1-6. To provide 

some comparison for these applications, an overview of the 

development form within the southwest quadrant of Hurontario 

Street and Eglinton Avenue West, collectively referred to as the 
"Kingsbridge Garden Circle Area", is contained in Appendix 1-9. 

DEVELOPMENT DETAILS - "WEST SIDE OF 
COOKSVILLE CREEK 

OP A and Rezoning Application OZ 07/024 W5 

Draft Plan of Subdivision Application T -M07005 W5 

Site Characteristics 
Frontage: 325.5 m (1,068 ft.) fronting Eglinton 

Avenue West 

279.0 m (915 ft.) fronting Fairwind 

Drive 

Gross Lot Area: 4.92 ha (12.16 acres) 

Net Lot Area 4.92 ha (12.16 acres) 

Current Mississauga Plan Designation and Policies for 
Hurontario District:· 

• "Residential - Low Density I" which permits detached, 

semi-detached and duplex dwellings to a maximum denSIty 

of 17 uph (7 upa); 

• "Residential - Medium Density lit which permits 

townho~se development at a density of25-50 uph (10-20 

upa), with buildings not exceeding three storeys in height; 
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• "Public Open Space" which includes parkland; 

• The Land Use Map also shows a Regulatory Flood plain 

overlay to identify the potential flooding of a portion of the 

lands (see below). 

Based on the existing Official Plan land use designations, it was 

anticipated that this area would be developed for approximately 

97 units, broken down into 11 detached dwellings, 6 semi-detached 

dwellings and 80 townhouse dwellings . 

In response to comments from the Community Services 

Department, the applicant is proposing that all lands on the west 

side of the creek be transferred to the City for p:;rrk purposes. The 

proposed applications are not in conformity with the existing land 

use designations. 

Proposed Official Plan Designation and Policies: 

The applicant is proposing to designate all lands as "Public Open 

Space". 

Existing Zoning: 

"D" (Development), which permits a building or structure and use, 

legally existing on the date of passing of By-law 0225-2007. 

Proposed Zoning By-law Amendment: 

"OS 1" (Community Park), to permit parkland uses. 

DEVELOPMENT DETAILS .. EAST SIDE OF 
COOKSVILLE CREEK 

OP A and Rezoning Application OZ 07/025 W5 

Draft Plan of Subdivision Application T -M07006 W5 
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Site Characteristics 

Frontage: 156.5 ill (513 ft.) fronting Eglinton 

Avenue West 

240.0 m (787 ft.) fronting Hurontario 

Street 

Teimination of Salishan Circle, in two 

locations 

Gross Lot Area: 9.68 ha (23.92 ac.) 

Net Lot Area 5.39 ha (13.32 ac.) 

Current Mississauga Plan Designation and Policies for 
Hurontario District: 

• "Residential- Medium Density I" which pennits 

townhouse development at a density of 25-50 uph 

(10 -20 upa), with buildings not exceeding three storeys 

in height; 

• "Residential- High Density II" which permits apartment 

buildings at a Floor Space Index of 1.9 to 2.9; 

• "Public Open Space" which includes parkland; 

• The Land Use Map also shows a Regulatory Flood plain 

overlay to identify the potential flooding of a portion of the 

lands (see beloW). 

Based on the existing Official Plan land use designations, it was 

anticipated that this area would be developed for approximately 

1,530 units, broken down into 180 townhouse dwellings and 1,350 

apartment dwellings . The proposed applications are not in 

conformity with the existing land use designations. 

Proposed Official Pla~ Designation: 

The applicant is proposing to change the Official Plan designation 

applying to all development Blocks (1 through 5) to "Residential -

High Density II - Special Section", to allow for the following 

exceptions: 

• A maximum Floor Space Index of 6.47, as applied to the 

entire development block area (Blocks 1 through 5); 
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• Retail uses be permitted on the ground and second floor of 
development blocks facing Street Band Hurontario Street, 

to a maximum of 9,835 m2 (105,863 sq. ft.); 

• Office uses be permitted on the second and third floor of 

development blocks facing Hurontario Street, to a 

maximum of 12,830 m2 (138,101 sq. ft.); 

• Townhouses be allowed as a permitted use. 

The remainder of the lands (Blocks 6 through 8) are proposed to be 

designated "Public Open Space", being conveyed to the City for 

parkland uses and trail connections. 

Other Official Plan Provisions 

There are other policies in the Official Plan which also are 
applicable in the review of these applications, including: 

Hurontario District Plan: . 

As noted above, the subject lands are located in the Hurontario 

District of Mississauga Plan. Section 4.16.2 notes that the District 

was initially planned recognizing its proximity to the City Centre. 

Accordingly, a policy framework exists which will provide for the 
establishment of a substantial residential population within 

convenient distance to the Centre, and for office and commercial 

uses that complement those in the Centre. Higher residential 

densities are encouraged near City Centre boundanesand along 

major arterial roads, where existing services and transit can be 

effectively utilized. Notwithstanding its proximity, however, 

residential densities of the scale permitted in City Centre will not 

be encouraged. Instead, uses and densities that provide a suitable 

transition will be encouraged. Urban Design Policies 

(Section 4.16.3) encourage the integration of Hurontario Street 

within the overall community design, in particular from a building 

transition and orientation perspective. 
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Hurontario/Eglinton Node: 

The subject lands form part of the Hurontario/Eglinton Node 

which is centred on the Hurontario Street and Eglinton Avenue 

intersection. Within Mississauga Plan, nodes exist in order to 

create a focus of activity for the surrounding areas at locations 

which are afforded good accessibility, visibility anda relatively 

high level of existing and potential transit service. The following 

is encouraged within nodes: a high quality, compact and urban 

built form with a relationship to the streetline; retail uses, with 

direct access to the sidewalk; sufficiently high residential and 

employment density to support transit usage; and community, 

cultural and recreational facilities . 

Through the preliminary review of the subject applications, staff 
are aware that one of the primary issues facing development in the 

node is the increasing volume of traffic, the means of how roads 

and pedestrian routes in the area interconnect, and how the built 

form should relate to the str.eet. Accordingly, a consultant has 

been retained to review the node from a transportation and urban 

design perspective. It is anticipated that the results of the study 

will be released in early 2009. 

Urban Growth Centre: 

At the time when the applications were filed, a portion of the 

subject lands were located in the Urban Growth Centre (DGC), 

which parallels Hurontario Street from the Queen Elizabeth Way 

north to Matheson Boulevard, including City Centre. The UGC 

was established through the adoption of OPA No. 58 (Residential 

Intensification Interim Policies) to act as a focus for intensification 

in the City. The minimum gross density of residents and jobs 

planned for the UGC is 200 per hectare (80 per ac.). In November 

2008, the Province of Ontario refined the northern boundary of the 

UGC and identified it as Highway 403. As the City's Official Plan 

will need to conform with the Provincial Growth Plan, the new 

boundary will be adjusted through the upcoming Official Plan 

review. 
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Section 3.2.3.2 of Mississauga PEm indicates that residential 

design will be promoted in a form which reinforces and enhances 

the local community character, respects its immediate context, and 

creates a quality living environment. Section 3.2.4 of Mississauga 

Plan indicates that residential intensification is encouraged, subject 

to meeting the policies and intent of the Plan. Policies speak to 

development being compatible with the scale and character of a 

planned residential, and having regard for matters such as: natural 

environment and urban design matters (ie. street and block pattern, 

building height and mass); transition; transportation; adequate 

engineering and community services; pedestrian environment 

compatibility with surrounding land uses; and climate. The plan 

notes that development should be located on public roads. 

Urban Design Policies: 

Section 3.2.3.2 of Mississauga Plan indicates that design matters 

related to built form, scale, massing, orientation, parking, 

overshadowing, and the quality and quantity of open space will be 

priorities in assessing the merits of residential development. 

Section 3.15 of Mississauga Plan provides for policies which speak 

to appropriate built form and scale, streetscape and context, and 

compatibility with the surrounding built form. 

Environmental Policies: 

As noted above, Cooksville Creek bisects the subject lands and is 

designated within the Official Plan as "Greenbelt". In addition, the 

creek is identified on Schedule 3, Environmental Areas of 

Mississauga Plan as a Linkage. Section 3.15.2.2.h specifies that 

development applications within or adjacent to such areas must 

submit an Environmental Impact Study (EIS). A study has been 

filed by the applicant and is currently under review (see Credit 

Valley Conservation comments in Appendix 1-10 for further 

informati on). 

The section of CookSVille Creek in this location is located within 

the regulatory storm floodplain . Section 3.15.3.2, which contains 
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policies in this regard, states that any development is subject to the 

Natural Hazard policies which generally prohibit development on 

lands subject to flooding. If, through the submission of detailed 

studies and a satisfactory review by the Conservation Authority 

and City, certain lands are determined to not be within the 

floodplain, development can proceed in accordance with policies 

for Natural Hazards and the underlying land use designation. 

Pinnacle is seeking these approvals in certain locations abutting the 

creek area. 

Criteria for Site Specific Official Plan Amendments: 

Section 5.3.2 of Mississauga Plan contains criteria which requires 

an applicant to submit satisfactory planning reports to demonstrate 

the rationale for the proposed amendment as follows: 

• 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; 

• The proposed land use is suitable for the proposed uses, and 

compatible with existing and future uses of surrounding lands; 

• There is adequate infrastructure and community services to 

support the proposed development. 

Green Development Initiatives: 

The applicant has identified that the following green development 

initiatives will be incorporated into the development: 

• Development of a compact urban form, in a transit oriented 

development format; 

• Development form conducive to alternative transportation 

modes, such as walking and bicycling; 

• Opportunity for green roof technology; 

• Encouragement of LEED construction practices. 
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"D" (Development), which permits a building or structure and use, 

_ legally existing on the date of passing of By-law 0225-2007. 

Proposed Zoning By-law Amendment: 

The applicant is proposing to rezone the lands to "RM4-Exception" 

(Townhouse Dwellings), "RA4-Exception" (Apartment 

Dwellings), "RA5-Exception" (Apartment Dwellings) and "OSI" 

(Community Park). Specific zoning details are contained in 

Appendix 1-8. 

COMMUNITY ISSUES 

A joint community meeting was conducted by Ward 5 Councillor 

Eve Adams and Ward 4 Councillor Frank Dale on November 4, 

2008. The following is a summary of issues raised by the 

Community: 

• The development will result in additional traffic, which will 
further congest surrounding streets and intersections that 

are already over capacity (in particular at the 

Hurontario/Eglinton intersection), and allow for the 

infiltration of traffic into existing residential 

neighbourhoods; 

• Request that Salishan Circle not connect directly into the 

broader neighbourhood, which may improve circulation 

and drop-off/pick-up movements at Cooksville Creek 

Public School; 

• Impact the development will have on all local school 

numbers; 

• Desire for additional land to supplement the current well 

used open space areas associated with Cooksville Creek 

Public School; 

• The proposal in regards to density, building height and 

scale is too high, and not in general keeping with the 

surrounding communities; 
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• The height of the buildings will have a shadow effect on 

. abutting residential properties; 

• The potentially high costs involved in acquiring and 

maintaining the park system contemplated by the 

development proposal; 

• Where visitor parking will be accommodated for the 

development; 

• Servicing impacts, including garbage pick-up; 

• Previous development history and particulars for the lands. 

DEVELOPMENT ISSUES 

Agency comments are summarized in Appendix 1-10 and school 

accommodation information is contained in Appendix I-II. Based 

on the comments received and applicable Mississauga Plan 

policies, the following matters will have to be addressed: 

• The scale and density of the proposal, relative to the 

surrounding community and proximity to City Centre; 

• Compatibility and transition of proposed land uses and 

density to neighbouring residential areas; 

• Traffic impacts of the proposal on surrounding roads and 

intersections, and the necessity for a bridge crossing; 

• Impacts of development on neighbouring vacant parcels, 

and on the Node as a whole from a transportation, land use 

and urban design perspective; 

• Fully defining the limits of development, to the satisfaction 

of CVC and Community Services; 

• Road fabric and connections, in particular from a 

pedestrian and bicycling perspective; 

• Understanding the impact on the development of potential 

higher order transit along Hurontario Street; 

• Review of the application to ensure the development is 

supportive of transit; 

• Open space and parkland connections and linkages to 

surrounding parks and neighbourhoods; 

• Review of proposed bicycle route along the north property 

linc; 

• Submission of an archaeological assessment; 
,. 
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• Development separation and connections with proposed 
open spaces and parkland areas; 

• Building and street relationships, including setbacks, 
podium heights, and encroachments; 

• Implications of underground easement encroachments 
within the boulevard for parking garages and utilities; 

• Street width and design, including pavement and boulevard 
details and associated cross sections; 

• Location and function of visitor parking; 

• Submission of detailed phasing plans, and their 
understanding from a development, traffic and servicmg 
perspective; 

• Sun, wind and comfort impacts of development on parks, 
proposed amenity areas, and neighbouring residential 
lands; 

• Adequacy of existing services, including water, sanitary 
and storm connections; 

• Analysis of proposed Official Plan and zoning by-law 
standards; 

• Review of preliminary building elevations and materials; 

• Incorporation of public art; 

• The identification of sustainable green technology to be 
used in the proposed development. 

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

OTHER INFORMATION 

Growth Management Strategy 

On November 3,2008, the Planning and Development Committee 
received a report titled "Sustainable Living: A Growth 
Management Strategy for Mississauga - Mississauga Plan Review" 

(GMS). Within the report, the Hurontario/Eglinton Node (referred 

to as "Uptown") was identified as a Major Node. The study is 
recommending that Major Nodes have a minimum density of 
between 200 and 300 people plus jobs per hectare (80 to 120 per 
acre) with a mixed use ratio of people to jobs of2:1, and building 
heights ranging between 3 storeys and 25 storeys. 
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FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

On November 12, 2008, City Council endorsed the GMS as the 

basis for the preparation of the new Official Plan that directed 

residential growth to the Downtown, Major Nodes, Community 

Nodes and Corridors. The Supplementary Report will contain 

information with respect to how these applications will have regard 

for the GMS and the Draft Official Plan should it be released at the 

time ofthe Supplementary Report. 

Development Requirements 

In conjunction with the proposed development, there are certain 

other engineering and conservation matters with respect to matters 

as noted a~ove, which will require the applicant to enter into the 
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. 

Once all agency and City department comments have been 

received and after the public meeting has been held, the Planning , 
and Building Department will be in a position to make a 

recommendation regarding these applications. 

Appendix I-I - Site History 

Appendix 1-2 - Aerial Photograph 

Appendix 1-3 - Excerpt ofHurontario District Land Use Map 

Appendix 1-4 - Excerpt of Existing Land Use Map 

. Appendix 1-5 - Draft Plan of Subdivision 

Appendix 1-6 - Development Concept Plan 

Appendix 1-7 - Preliminary Building Views 

Appendix 1-8 - Detailed Development Block Breakdown and 

Zoning Provisions 
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Appendix I-II - School Accommodation 

Appendix I-12 - General Context Map 

Edward R. Sajecki 

Commissioner of Planning and Building 

December 9,2008 

Prepared By: Rob Hughes, Development Planner 
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Site History 

• December 1983 - The Ministry of Municipal Affairs and Housing approved the 

Hurontario Secondary Plan, which set the land use framework for the subject lands. In 

addition, the lands formed part of Hurontario Neighbourhood No.3 within the 

Hurontario Residential District, which provided for a general neighbourhood 

framework for developing lands along the Hurontario corridor. 

• March 1987 - Lands on the east side of Cooksville Creek were subject to the 

submission of rezoning applications under files OZ 033/87 and OZ 026/87, by Horvat 

Properties Limited. Through revision, the applications proposed 2,636 apartments, 103 

townhouses, two park blocks, one greenbelt block, a school block, and a retail/office 

commercial centre. The residential file (OZ 033/87) was closed due to inactivity in 

December 1995 while the commercial file (OZ 026/87) was closed for the same reason 

in June 2002. Public hearings for both files never took place. 

• June 1987 - Lands on the west side of Cooksville Creek were subject to the submission 
of rezoning and draft plan of subdivision applications under files OZ 064/87 and T-

87040, by Mythree Investments et al. The applications proposed 21 detached dwellings 

and 77 townhouse dwellings. A public hearing for the development took place in April 

1988, and the subdivision was draft approved by the Region of Peel in April 1989. The 
files were closed due to inactiVIty in February 2001. 

• May 5, 2003 - The Region of Peel approved the Mississauga Plan Policies for the 

Hurontario District, designating the subject lands as "Residential - Low Density I" , 

"Residential - Medium Density I", Residential - High Density II", and "Public Open 

Space". 

• June 20, 2007 - Zoning By-law 0225-2007 came into force except for those sites 

which have been appealed. The matter was originally appealed by the applicant 

(Appeal No. 18), which has since been withdrawn in November 2008. The subject 

lands are zoned "D" (Development). 
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PINNACLE INTERNATIONAL (ONTARIO) LIMITED OZ 07'{)24 WS T-M0700S APPENDIX 1--4b 
OZ 07'{)25 WS T-M07006 

LEGEND: 

Proposed Official Plan Amendment from "Residential- Low Density I", "Residential - Medium Density I" 
and "Public Open Space" to "Public Open Space" and to change the Zoning By-law· from 
"0" (Development) to "OSl" (Community Park) to permit parkland uses; 

Proposed Official Plan Amendment from "Residential - Medium Density I" and "Public Open Space" 
to "Public Open Space" and to change the Zoning By-law from' "0" (Development) to 
"OSl" (Community Park) to permit parkland uses; 

Proposed Official Plan Amendment from "Residential- Medium Density I" to "Public Open Space" 
and to change the Zoning By-law from "D" (Development) to "OSl" (Community Park) 
to permit parkland uses; 

Proposed Official Plan Amendment from "Residential - High Density II" to "Public Open Space" and 
to change the Zoning By-law from "D" (Development) to "OSI" (Community Park) parkland uses; 

Proposed Official Plan Amendment from "Residential - Medium Density I" and "Public Open Space" to 
"Residential- High Density II - Special Section" and to change the Zoning By-law from "D" (Development) 
to "RM4-Exception" (Townhouse Dwellings) and "RA4-Exception" (Apartment Dwellings) to permit 
townhouse dwellings, and apartment buildings (maximum height 18 storeys) also incorporating 
commercial uses, at a net Floor Space Index of 2.14; . 

Proposed Official Plan Amendment from "Residential- High Density II" to "Residential- High Density 11-
Special Section" and to change the Zoning By-law from "D" (Development) to "RA4-Exception" 
(Apartment Dwellings) and "RA5-Exception" (Apartment Dwellings) ) to permit apartment buildings 
ranging in height from 12 storeys to 42 storeys, with certain buildings incorporating commercial 
and office uses, at a net Floor Space Index of 8.52; 

Proposed Official Plan Amendment from "Residential- Medium Density I" to "Residential - High Density II -
Special Section" and to change the Zoning By-law from "D" (Development) to "RM4-Exception" 
(Townhouse Dwellings), "RA4-Exception" (Apartment Dwellings) and "RA5-Exception" (Apartment Dwellings) 
to permit townhouse dwellings, and apartment buildings ranging in height from 6 storeys to 50 storeys, 
with certain buildings incorporating commercial uses, at a' net Floor Space Index of 7.28; 

Proposed Official Plan Amendment from "Residential- High Density II" to "Residential - High Density 11-
Special Section" and to change the Zoning By-law from "D" (Development) to "RM4-Exception" (Townhouse 
Dwellings), "RA4-Exception" (Apartment Dwellings) and "RA5-Exception" (Apartment Dwellings) to permit 
apartment buildings ranging in height from 18 storeys to 42 storeys, with certain buildings incorporating 
commercial and office uses, at a net Floor Space Index of 8.74; 

Proposed Official Plan Amendment from "Residential- Medium Density I" and "Residential-
High Density II" to "Residential- High Density II - Special Section" and to change the Zoning By-law 
from "0" (Development) to "RM4-Exception" (Townhouse Dwellings) and "RA5-Exception" -(Apartment 
Dwellings) to permit townhouse dwellings, and apartment buildings (maximum height 39 storeys), 
at a net Floor Space Index of 10.88. 
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Detailed Development Block Breakdown and Zoning Provisions 

The following is a detailed description of each development block within the proposed Draft 

Plan of Subdivision, including the requested zoning and land use. Refer to App~ndix 1-5 and 1-6 

for block and building reference numbers. 

Block 1 
Proposed Zoning: a. "RA5-Exception" (Apartment Dwellings) 

b. "RM4-Exception" (Townhouse Dwellings) 

Proposed Use: a. One 32 storey apartment tower (1-1) with 352 units, max 

GFA of 29,880 m2 (321,625 sq. ft.) 

b. One 32 storey apartment tower (1-2) with 352 units, max 

GFA of 29,880 m2 (321,625 sq. ft.) 

c. 10 townhouse units, four storeys in height, with a max GFA 

of 2,280 m2 (24,542 sq. £t.) 

Land Area: 0.57 ha (1.4 acres) 

FSI: 10.88 

Res. GFA: 62,040 m2 (667,793 sq. ft.) 

Retail GFA: Nil 

Office GFA: Nil 

Total GFA: 62,040 m2 (667,793 sq. ft.) 

Block 2 
Proposed Zoning: a. "RM4-Exception" (Townhouse Dwellings) 

b. "RA4-Exception" (Apartment Dwellings) 

c. "RA5-Exception" (Apartment Dwellings) 

Proposed Use: a. One midrise apartment building (2-1) ranging in height 

from 6 to 12 storeys with 128 units, retail uses, max GFA 

of 11,887 m2 (127,950 sq. ft.) 

b. One 18 storey apartment tower (2-2) with 159 units, retail 

uses, max GFA ·of 13,526 m2 (145,592 sq. ft.) 

c. One 25 storey apartment tower (2-3) with 225 units, max 

GFA of 19,025 m2 (204,783 sq. ft.) 

d. One 50 storey apartment tower (2-4) with 450 units, max 

GFA of 37,800 m2 (406,876 sq. ft.) 

e. 8 townhouse units, four storeys in height, with a max GF A 

of 1,824 m2 (19,633 sq. ft.) 

Land Area: 1.17 ha (2.89 acres) 

FSI: 7.28 
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Res. GFA: 84,062 m"' (904,835 sq. ft.) 

Retail GFA: 1,066 m L (11,474 sq. ft.) 

Office GF A: . Nil 

Total GFA: 85,127 mL (916,299 sq. ft.) 

Block 3 
Proposed Zoning: a. "RA4-Exception" (Apartment Dwellings) 

b. "RA5-Exception" (Apartment Dwellings) 

Proposed Use: a. One 18 storey apartment tower (3-1) with 159 units, retail 

uses, max GFA of 13,510 m2 (145,420 sq. ft.) 

b. One 42 storey apartment tower (3-2) with 429 units, retail 

and office uses, max GFA of 34,125 m2 (367,318 sq. ft.) 

c. One 42 storey apartment tower (3-3) with 429 units, retail 

and office uses, max GFA of34,125 m2 (367,318 sq. ft.) 

Block 3 as well includes a private amenity block 

Land Area: 1.07 ha (2.6 acres) 

FSI: 8.74 

Res. GFA: 81,760 mL (880,057 sq. ft.) 

Retail GFA: 4,186 mL (45,057 sq. ft.) 

Office GFA: 7,600 m'" (81,805 sq. ft.) 

Total GFA 93,546 mL (1,006,920 sq. ft.) 

Block 4 

Proposed Zoning: a. "RA4-Exception" (Apartment Dwellings) 

b. "RA5-Exception" (Apartment Dwellings) 

Proposed Use: a. One mid-rise 12 storey apartment building (4-1) with 168 

units, max GFA of 12,720 m2 (136,917 sq. ft.) 

b. One 18 storey apartment tower (4-2) with 159 units, retail 
2 . 

uses, max GFA of 13,929 m (149,930 sq. ft.) 

c. One 42 storey apartment tower (4-3) with 429 units, retail 

and ~ffice uses, max GFA of35,880 m2 (386,209 sq. ft.) 

Land Area: 0.83 ha (2.05 acres) 

FSI: 8.52 

Res. GFA: 62,529 mL (673,057 sq. ft.) 

Retail GFA: 2,997 m:.! (32,259 sq. ft.) 

Office GFA: 5,230 mL (56,295 sq. ft.) 

Total GFA 70,755 m2 (761,600 sq. ft.) 
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Block 5 
Proposed Zoning: a. "RA4-Exception" (Apartment Dwellings) 

b. "RM4-Exception" (Townhouse Dwellings) 

Proposed Use: a. One midrise apartment building (5-1) ranging in height 

from 6 to 12 storeys with 88 units, retail uses, max GFA of 

13,507 m2 (145,388 sq. ft.) 

b. One apartment building (5-2) ranging in height from 6 to 

18 storeys with 279 units, retail uses, max GFA of 

17,714 m2 (190,671 sq. ft.) 

c. 41 townhouse units, three storeys in height, with a max 

GFA of 4,674 m2 (50,310 sq. ft.) 

Land Area: 1.75 ha (4.32 acres) 

FSI: 2.14 

Res. GFA: 35,895 m£ (386,370 sq. ft.) 

Retail GFA: 1,587 mk (17,082 sq. ft.) 

Office GFA: Nil 

Total GFA 37,482 m£ (403,452 sq. ft.) 

Blocks 6, 7 and 8 on the draft plan are parcels of land located adjacent to the valley lands and 
along the northern property line, totaling 1.53 ha (3.78 ac) which are proposed to be rezoned to 
"OS 1" (Community Park), to permit parkland uses. 

In addition to the zoning specifics captured in the above charts, the applicant has requested the 

following general zoning exceptions: 

• Maximum gross floor area and building height for each st!Ucture (see 
above charts); 

• Minimum front yard setback from all streets of 3.0 m (9.8 ft.); 

• Maximum encroachment into all yards for windows, stairs and balconies etc. of 
1.5 m (4.9 ft.); 

• Minimum parking standard for retail uses of 2 spaces per 100 m2 (328 sq. ft.), 

whereas the By-law rate is 5.4 spaces per 100 m2 (328 sq. ft.); 

• Minimum parking standard for all residential uses of 1 space per dwelling unit, 

whereas the By-law rate ranges between 1.0 and 1.75 spaces per dwelling unit, 

depending on the number of bedrooms; 

• Minimum visitor parking standard of 0.15 spaces per dwelling unit, with parking 

permitted off-site, whereas the by-law rate is 0.20 spaces per dwelling unit; 

• A setback of 0.0 m for underground parking decks, in conjunction with a 1.5 m 

(4.9 ft.) servicing easement on all development blocks; 

• Amenity and Landscape Area Minimums: to be determined. 
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Kingsbridge Garden Circle Area 

Through the public review process, questions have been posed on the development form located 
to the south of the Pinnacle lands, collectively known as the Kingsbridge Garden Circle area. 
These lands are bounded by Hurontario Street to the east, Eglinton A venue West to the north, 
Cooksville Creek to the west (statistics exclude the creek) and Highway 403IParkway Belt 
West lands to the south. The following are selected statistics for the area: 

Comparison Chart 

Kingsbridge * Pinnacle 
Total Gross Land Area 14.8 ha (36.5 ac.) Total: 14.78 ha (36.5 ac.) 

East: 9.86 ha (24.36 ac.) 
Total Net Land Area 13.7 ha (33.8 ac.) (excludes Total: 10.31 ha (25.4 ac.) 

Kingsbridge Garden Circle (includes all west side lands) 
and Tucana Court road East: 5.39 ha (13.3 ac.) 
allowances) 

Total Dwelling Units 2,617 apartment dwellings 3,883 dwellings 
Total Gross FSI 2.10 Total: 2.36 

East: 3.54 
Total Net FSI 2.3 (individual sites range up Total: 3.38 

to 3.86) East: 6.47 
Gross Density 177 units per ha Total: 262 uph (106 upa) 

(72 units per ac.) East: 394 uph (159 upa) 
Net Density 191 units per ha Total: 376 uph (152 upa) 

(77 units per acre) East: 720 uph (291 upa) 
Residential Gross Floor Area ·320530 mL , 348,950 mL 

(3,450,156 sq. ft.) (3,756,066 sq. ft.) 
Commercial Gross Floor 1,816 mL 9,835 mL 

Area (19,547 sq. ft.) (105,863 sq. ft.) 
Office Gross Floor Area 38,489mL (414,292 sq. ft.) 12,830 m" (138,100 sq. ft.) 
Total Floor Area 360,835 mL 348,950 mL 

(3,883,995 sq. ft.) (3,756,066 sq. ft.) 

Estimated Population 6,501 people 8,955 people 

* Selected statistics taken from the publication "Focus on Central Mississauga", produced by 
the Policy Division of the Planning and Building Department dated April 2008. 
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Agency Comments 

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

applications. 

I Agency 1 Comment Date ! Comment 

Greater Toronto Airports According to the Airport Zoning Regulations for Toronto 
Authority Pearson International Airport, development elevations on the 
(October 31 2008) property are not affected by any airport restrictions related to 

obstacle or aeronautical facilities. However, as the proposed 

development is located within 10 km (6.2 miles) of the nearest 

runway and the top elevations of the proposed high-rise 

building could exceed 237 m (777 ft.) Above Sea Level, the 

development could impact on Nav Canada's instrument runway 
, approach procedures. To determine if the proposed high-rise 

buildings would comply with the Airport's runway approach 

procedures, the GTAA and Nav Canada will need to conduct a 

detailed evaluation of the proposed development. 

The subject property lies within the 25-28 NEFINEP of the 

composite contour map for Toronto Pearson International 

Airport. 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 Mississauga. 

Ministry of Transportation The subject lands are)ocated outside MTO's area of permit 
(February 2008) control. As a result, we have no further concerns and MIO 

permits are not required. 

Region of Peel Municipal services consist of a 600 mm watennain on Eglinton 
(November 25, 2008) Avenue West and a 200 rom water main on Hurontario Street. 

The updated Functional Servicing Assessment, received 

November 6th
, 2008, is currently under review. Additional 

infonnation is pending from a water and sanitary services 

perspective, as detailed within staff comments. Changes may 

be required to the plan to facilitate waste management 

I 



8-58 

Appendix I-lO 
Page 2 

Pinnacle International (Ontario) Limited 
Files: OZ 07/024 W5, OZ 07/025 W5, T-M07005 W5, T·M07006 W5 

Agency / Comment Date 

Dufferin-Peel Catholic 
District School Board and 
. the Peel District School 
Board 
(November 6, 2008) 

Credit Valley Conservation 
(November 24,2008) 

Comment 

objectives 

The Dufferin-Peel Catholic District School Board and the Peel 

District School Board have indicated that there is no available 

capacity to accommodate students generated by these 

applications. Accordingly, the Boards have requested that in 

the event that the applications are approved, the standard 

school accommodation condition in accordance with City of 

Mississauga Resolution 152-98, adopted by Council on 

May 27, 1998, be applied. Among other things, this condition 

requires that a development application include the following 

as a condition of approval: 

"Prior to final approval, the City of Mississauga shall be 

advised by the School Boards that satisfactory arrangements 

regarding the adequate provision and distribution of 

educational facilities have been made between the 

developer/applicant and the School Boards for this plan." 

In addition, if approved, the Boards also require conditions 

within the Development Agreement that speak t6the 

installment of warning signs and bussing arrangements. 

The subject property is traversed by Cooksville Creek and 

contains several small wetlands which are regulated by Credit 

Valley Conservation (CVC). The following matters are to be 

addressed to the satisfaction of CVC prior to the preparation of 

the Supplementary Report: 

• Proposed floodplain modifications are to be supported 

by acceptable technical modeling and reports and to 

confirm the limits of development; 

• A technical justification for the possible vehicular 

bridge crossing is required including updated 

flooqplain modeling. Alternatively, the bridge can be 

removed from the plan; 

• A restoration plan is required for the Cooksville Creek 
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Ib:ncy 1 Comment Date 

City Community Services 
Department -
Planning, Development and 
Business Services Division 
(November 20, 2008) 

Comment 

valley associated with the extensive earthworks 

proposed; 

• Additional inforination is required regarding the extent 
of wetlands to be retained and details regarding the 

proposed mitigation measures; 

• Hazard lands and retained wetlands are to be 

designated and zoned Greenbelt and dedicated to the 

municipality for long term conservation. If the retained 

wetlands are included within a parkland block, an 

Opens Space designation and zone may be acceptable. 

• Updated environmental, functional servicing and 

floodplain management reports and concept plans are 

currently under review. Technical comments on the 

revised submission have not been received by the City 
to date. 

A CVC Development Permit will be required prior to 

commencement of any site works or wetland modification on 

the subject lands. 

Should the applications be approved, the proposed 

development of 3,883 residential units will require the 

dedication of land for partial fulfillment of the requirements 

for park or other public recreational purposes, pursuant to 

Section 42 of the Planning Act (R.S.O. 1990, c.P. 13, as 

amended) and in accordance with City Policies and By-laws. 

Prior to the registration of the plan of subdivision, the 

applicant will be reqUired to pay cash-in-lieu for park or other 

public recreational purposes for any outstanding land 

dedication deficit. Prior to the Supplementary Report, 

revisions to the preliminary draft plan of subdivision are 

required to define all blocks to be dedicated to the City for 

public parkland, and all blocks to be gratuitously dedicated to 

the City for greenbelt purposes, to tbe satisfaction of the 

Community Services Department. 
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Agency I Comment Date Comment 

The proposed development is adjacent to Cooksville Creek and 

therefore has a high potential for archaeological resources. 

Prior to the Supplementary Report, the proponent shall carry 

out an archaeological assessment of the subject lands and 

mitigate, through preservation or resource removal and 

documentation, adverse impacts to any significant 

archaeological resources found. No grading or other soil 

disturbance shall take place on the subject lands prior to the 

City of Mississauga and the Ontario Ministry of Culture 

confirming that all archaeological resource concerns have met 

licensing and resource conservation requirements. 

In conjunction with other commenting agencies, this 
Department is currently reviewing the potential for park and 

recreational facility development upon Blocks 6 and 11, 

having regard for the recreational needs of the community, as 

well as the constraints and opportunities presented by the site. 

The matters currently under consideration include: defining 

the limits of the regional storm flood line and hazard lands 

along the Cooksville Creek, including requirements for 

restorative and eJ?-hancement plantings; Credit Valley 

Conservation-regulated wetlands; assessing the existing 

vegetative cover and topography; and, determining a suitable 

pedestrian bridge Crossing location connecting the proposed 

park blocks, development lands, and established community. 

City Community Services All municipal roads shall be designed to standards as 
Department - Fire and determined by the Transportation and Works Department, and 
Emergency Services serviced by the Region of Peel. Individual building sites 
Division 

shall be designed in conformance with both the OBC and 
(February 2008) 

Bylaw 1036-81, which will be assessed through the site plan 
) 

and building permit processes. The intersection of 

Eglinton A venue and Hurontario Street is within the response 

area of Station 101 and Station 117 and is within 4.5 minutes . ., 
of thelands. 
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Agency 1 Comment Date Comment 

City Transportation and A Traffic Impact Study (TIS) entitled "Uptown Mississauga: 
Works Department Hurontario and Eglinton December 2007" and a subsequent 
(November 21, 2008) addendum dated August 2008, both prepared by IBI Group, 

have been submitted to the Transportation and Works 

Department by the applicant. We have reviewed both studies 

and are currently not satisfied with the methodologies or 

findings of these specific reports and are currently in 
discussions with the applicant and their consultant regarding 

revisions and further analysis. 

The Transportation and Warks Department has retained a 

consultant to conduct an independent study to examine the 

remaining three (3) undeveloped quadrants, adjacent to _ 

Hurontario Street and Eglinton Avenue intersection, including 

the subject lands. This study will examine and take into 

account densities, required transportation network and 

linkages, integration ofthe road pattern to the adj acent lands 

(including the need for additional road crossing of the -

Cooksville Creek) and urban design considerations. 

The applicant has proposed substandard road right-of-way 

(ROW) widths, supplemented by above ground easements to 

accommodate additional underground parking. We 

recommend that the City's standard ROW widths be utilized to 

accommodate public services and utilities; and that 

underground parking not be allowed within the municipal 

ROW.- Full right-of-way widths, including boulevards are to 

be provided on both sides of Street "A". The applicant has 

been requested to revise their plans and cross-sectiopal details 

accordingly and address a number of operational issues. 

Additional details are to be provided with respect to the 

proposed relationship between the buildings and the boulevard 

areas for Hurontario Street and Eglinton Avenue West. 

Hurontario Street is intended to accommodate ground related 
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I Agency / Comment Date I Comment 

retail commercial uses. 

This Department has previously reviewed a Preliminary Noise 
Study dated November 2007 which is to be updated to reflect 
the current proposal. The revised Functional Servicing Report 
dated October 2008 is to be updated to confirm additional 
details with respect to sewer outlets and storm water 
management. Furthermore, the applicant is to provide this 

department with a letter of reliance from the Environmental 
Consultant allowing the City to rely on the findings of the 
Phase 1 and 2 Environmental Site Assessments (ESA). 

The applicant is to provide a phasing plan to address the 
proposed sequencing and phasing of the development and 
detailing the necessary roads, municipal works and services to 
be constructed in support of each phase of the development. 

Further detailed comments/conditions will be provided prior 
the Supplementary Report proceeding to Council pending the 
review of the requested information and revised draft plan of 
subdivision. 

It is also'noted that the City is currently engaged in a Study of 
the HurontariolMain Street Corridor looking at rapid transit 
and the need for coordinated and integrated land use and urban 
design. The Study is to include an examination of transit 
supportive land use policies, incorporating Transit Oriented 
Development principles and urban design elements, along with 
identifying facility/station right-of-way requirements. The 

proposed development site on the north-west comer of 
Eglinton Avenue and Hurontario Street represents a significant 

and strategic node along this corridor and we have asked our 
study consultants to review this area: Further comments will 
be provided prior to the Supplementary meeting. 

II 
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Appendix 1-10 
Page 7 

Pinnacle International (Ontario) Limited 
Files: OZ 07/024 W5, OZ 07/025 W5, T-M07005 W5, T-M07006 W5 

I Agency 1 Comment Date I Comment I 
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 

Enersource Hydro Mississauga 
Mississauga Economic Development Office 
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Appendix 1-11 

Pinnacle International (Ontario) Limited 
Files: OZ 07/024 W5, OZ 07/025 W5, T-M07005 W5, T-M07006 W5 

School Accommodation 

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

• Student Yield: • Student Yield: 

357 Kindergarten to Grade 5 326 Junior Kindergarten to Grade 8 
179 Grade 6 to Grade 8 240 Grade 9 to Grade 12/0AC 
366 Grade 9 to Grade 12 

• School Accommodation: • School Accommodation: 

Cooksville Creek P.S. St. Hilary 

Enrolment: 506 Enrolment: 384 
Capacity: 608 Capacity: 529 
Portables: 0 Portables: 0 

Fairwind Sr. St. Francis Xavier 

Enrolment: 823 Enrolment: 2,197 
Capacity: 699 Capacity: 1,500 
Portables: 4 Portables: 16 

Applewood Heights 

Enrolment: 1,051 
Capacity: 1,284 
Portables: 0 
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Appendix 8-2 

Pinnacle International (Ontario) Limited File: OZ 07/025 W5 

Recommendation PDC-0009-2009 

1. That the Report dated December 9, 2008, from the Commissioner of Planning and 
Building regarding the applications to amend the Official Plan and Zoning By-law, under 
files OZ 07/024 W5 and OZ 07/025 W5, to permit the development of the lands for a 
multi-use residential, commercial and office development, in conjunction with parkland 
uses, as detailed within the staff report, and for a proposed Draft Plan of Subdivision 
under files T-M07005 W5 and T-M07006 W5 to accommodate approximately 3,883 
dwelling units, Pinnacle International (Ontario) Limited, Part of Lot 1, Concession 1, 
W.H.S., northwest quadrant ofHurontario Street and Eglinton Avenue West, be received 
for information. 

2. That the petition from residents of Salishan Circle, Ceremonial Drive and Nishga Court 
stating their opposition to the proposed Official Plan Amendment, Rezoning and Draft 
Plan of Subdivision Applications for the northwest quadrant ofHurontario Street and 
Eglinton Avenue West under files OZ 07/024 W5, OZ 07/025 W5, T-M07005 W5 and T
M07006 W5, be received. 

3. That the e-mail dated January 12,2009 from Jim Lethbridge of Lethbridge & Lawson 
Inc. on behalf of his client The Elia Corporation, outlining their concerns regarding the 
proposed development at the northwest quadrant ofHurontario Street and Eglinton 
Avenue West, be received. 
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Appendix S-2 

Pinnacle International (Ontario) Limited File: OZ 07/025 W5 

Recommendation PDC-0009-2009 

1. That the Report dated December 9, 2008, from the Commissioner of Planning and 
Building regarding the applications to amend the Official Plan and Zoning By-law, under 

files OZ 07/024 W5 and OZ 07/025 W5, to permit the development ofthe lands for a 
multi-use residential, commercial and office development, in conjunction with parkland 

uses, as detailed within the staff report, and for a proposed Draft Plan of Subdivision 
under files T-M07005 W5 and T-M07006 W5 to accommodate approximately 3,883 

dwelling units, Pinnacle International (Ontario) Limited, Part of Lot 1, Concession 1, 

W.H.S., northwest quadrant ofHurontario Street and Eglinton Avenue West, be received 
for information. 

2. That the petition from residents of Salishan Circle, Ceremonial Drive and Nishga Court 
stating their opposition to the proposed Official Plan Amendment, Rezoning and Draft 
Plan of Subdivision Applications for the northwest quadrant ofHurontario Street and 
Eglinton Avenue West under files OZ 071024 W5, OZ 07/025 W5, T-M07005 W5 and 

T -M07006 W5, be received. 

3. That the e-mail dated January 12, 2009 from Jim Lethbridge of Lethbridge & Lawson 
Inc. on behalf of his client The Elia Corporation, outlining their concerns regarding the 
proposed development at the northwest quadrant ofHurontario Street and Eglinton 
Avenue West, be received. 
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Jessica Reid 

From: 
Sent: 
To: 
Cc: 
Subject: 
Attachments: 

Doris Galea [galea.doris@gmail.com] 
2009/11/296:14 PM 
Jessica Reid 
galea.doris@gmail.com; Anthony Galea; ncjohn@yahoo.ca 
File OZ 07/025 W5 
petition.doc; petition cover.doc; petition signatures.PDF 

Re application of file "OZ 07/025 W5 by Philip Levine, IBI Group and Pinnacle International (Ontario) 
LImited 

1 of 1 

I would like to register my opposition to the proposed application on my behalf and on behalf of the immediate 
area residents who signed on the attached petition. 

We are aginst the application because we want the future development of the whole area determined and 
completely settled now and before any development is allowed. 

Our suggestion is that the developer be allowed Two "high" High Rises on Hurontario plus one medium High 
Rise on Eglinton and another at the comer of Fairwind and Eglinton. The rest of the area will be left as a park 
for the residents of this area who have no parks near by and are going to be more burdened by developments on 
the other side on Hurontario. Please note that residents on Faiwind have two large parks near by. One behind 
their houses and one at Ceremonial. It makes no sense to pile all the problems (outlined in our previous 
petition) on one group of residents while rewarding another group that is already well taken care of. Even with 
a High Rise at Eglinton and Fairwind there will still be room for a park on Fairwind that will go all the way to 
Hurontario. 

Our proposal will give the developer more units and higher profits then his original proposal and should be 
acceptable to him. 

Doris Galea 
II ~ C:.exi (\1"'\01'"\\ ~ \ br. 
M" SSi S"5~ a.. \ OI\.J 



Jessica Reid 

From:' 
Sent: 
To: 
Subject: 
Attachments: 

Dear City Cou ncil, 

John Ng [ngjohnc@yahoo,ca] 
2009/11/29 8:52 PM 
Jessica Reid 

1 of 1 

File number: OZ 07/025 W5 by Philip Levine, IBI Group 
peition ,doc; petition signatures. PDF ;......-:P~LA"':'N'=-:N~N6~N'I~G-::&:-::f~E~U::=:E~~~~~'-;:9:;;:N;.;:'T;::C:;:;O:;:;MiliM;;;ITTr;:EiEE=" 

I would like to register my opposition to the proposed application on my behalf and the immediate area residents who 
signed on the attached petition. 

J 

We are against the application because we want the future development of the whole area determined and completely 
settled now and before any development is allowed. 

Our suggestion is that the developer be allowed Two "high density" High Rises on Hurontario plus one medium density 
High Rise on Eglinton and another at the corner of Fairwind and Eglinton. The rest of the area will be left as a park for the 
residents of this area who have no parks near by and are going to be more burdened by developments on the other side 
on Hurontario. Please note that residents on Faiwind have two large parks near by. One behind their houses and one at 
Ceremonial~ It makes n() sense to pile all the problems (outlined in our previous petition) on one group of residents while 
rewarding another group that is already well taken care of. Even with a High Rise at Eglinton and Fairwind there will still 
be room for a park on Fairwind that will go all the way to Hurontario. 

Our proposal will give the developer more units and higher profits then his original proposal and should be acceptable to 
him. 

Best regards, 

John Ng 
5133 Salishan Circle, 
Mississauga, Ontario 
L5R 3E8 



PLANNING & DEVELOPMENT COMMlTIEE 

JAN 1 2 2009 
.' -'FroIn: Residents affected by application regarding files -------__ .......;;...;:.... ____ -.1 

; "".1 \. OZ 07/024 W5, OZ 07/025 W5, T-M07005 W5, TM07006 W5 
~: \''\....-'" ~\ ~ 

'."'"-~; \:' ---,-"".< 

--~-------.> 

To: Rob Hughes, City Planner, Planning and Building Department 

Petition regarding File 

OZ 07/024 W5, OZ 07/025 W5, T -M07005 W5, TM07006 W5 

We, the undersigned are adamantly against any amendments on the Mississauga Plan 
Policies and / or changing in the zoning for subject lands affected by the applications of 
the above. captioned file. We are also requesting that a neighbourhood park be created 
south of Cooksville Creek Public School, eliminating the part of Street "A" that is south 
of Salishan Circle. We also want Salishan Circle to remain a circle and without any 
access from Street "A". Furthermore we do not want any ofthe trees on both sides of the 
ravine to be cut. These are important for the environment of this area. 

The reasons for our partition are: 
• When we made our "biggest investment of our life" and made the decision to buy 

and live in this area, we made it based on the plan and zoning that existed now 
and with full knowledge that there will be a school and a park beside it. 

• When the developer bought the property, it knew very well what the existing 
zoning is. 

• The existing zoning is sufficient for the developer to make a very handsome profit. 
• The high structure of the buildings wUl significantly reduce the direct sunlight to 

our properties. Natural direct sunlight and the vitamin derived from it are 
scientifically proved to be essential for mental and physical health. It will also 
affect the enjoyment of our gardens and properties. This light is an integral part of 
our property and forms part of our property rights. 

• We maintain that no one has the right to impose its will on us and negatively 
affect our lives for the sake of its profit. 

• Our area is already stressed to the limit by the noise and air pollution from the 
traffic that spills out ofHurontario, Eglinton, Hwy 403 and Hwy 40l. 

• Ceremonial and Fairwind already get excessive non-neighbourhood traffic from 
cars that by-pass the Eglinton / Hurontario intersection. 

• Salishan, Ceremonial and Fairwind already get excessive traffic from Cooksville 
Public School, st. Hilary Catholic School, Fairwind Senior Public School and St, 
Francis Xavier Secondary School. 

• We already have major problems from the government housing at Hurontario and 
Ceremonial and the Fairwind Strip Plaza. 

• Our problems will increase with further high density developments at the 
southeast comer of Nahini Way and Hurontario. 

See attached sheet for signatures 

" , 
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DATE: 

TO: 

FROM: 

SUBJECT: 

Corporate 
Report 

9-1 

Clerk's Files 

Originator's 

Files OZ 05/043 
Pi.ANNiNG & DEVELOPMENT COMMITTEE 

NOV 3 0 2009 

November 10,2009 

Chair and Members of Planning and Development Committee 

Meeting Date: November 30, 2009 

Edward R. Sajecki 

Commissioner of Planning and Building 

Official Plan Amendment and Rezoning Applications 
To permit a 15 storey, 113 unit condominium apartment 
building with 544 m2 (5,856 sq. ft.) of ground level commercial 
uses 
1969 and 1971 Lakeshore Road West 
Northeast corner of Lakeshore Road West and Walden Circle 
Owner: 607074 Ontario Limited 
Applicant: Makow Associates Architect Inc. 
Bill 20 

Supplementary Report Ward 2 

RECOMMENDATION: That the Report dated November 10,2009, from the Commissioner 

of Planning and Building recommending approval ofthe 

applications under File OZ 05/043 W2, 607074 Ontario Limited, 

1969 and 1971 Lakeshore Road West, northeast corner of 

Lakeshore Road West and Walden Circle, be adopted in 

accordance with the following: 

1. That notwithstanding that subsequent to the public meeting, 

changes to the application have been proposed, Council 

considers that the changes do not require further notice and, 

therefore, pursuant to the provisions of subsection 34(17) of 

the Planning Act, R.S.O. 1990, c.P.13, as amended, any 
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Planning and Development Committee - 2 -
File: OZ 05/043 W2 
November 10, 2009 

BACKGROUND: 

further notice regarding the proposed amendment is hereby 

waived. 

2. That the application to amend Mississauga Plan from 

"Mainstreet Commercial" to "Mainstreet Commercial -

Special Site" to permit a 15 storey, 113 unit condominium 

apartment building with 544 nI (5,856 sq. ft.) of ground level 

commercial uses, be approved. 

3. That the application to change the Zoning from "C4" 

(Mainstreet Commercial) to "C4-Exception" (Mainstreet 

Commercial) to permit a 15 storey, 113 unit condominium 

apartment building with 544 m2 (5,856 sq. ft.) of ground level 

commercial uses in accordance with the proposed zoning 

standards attached as Appendix S-6, be approved subject to 

the following conditions: 

(a) That the applicant agree to satisfy all the requirements of 

the City and any other official agency concerned with the 

development; 

(b) That the school accommodation condition as outlined in 

City of Mississauga Council Resolution 152-98 requiring 

that satisfactory arrangements regarding the adequate 

provision and distribution of educational facilities have 

been made between the developer/applicant and the 

Dufferin-Peel Catholic District School Board and Peel 

School Board not apply to the subject lands. 

4. That the decision of Council for approval of the rezoning 

application be considered null and void, and a new 

development application be required unless a zoning by-law is 

passed within 18 months of the Council decision. 

A public meeting was held by the Planning and Development 

Committee on March 17, 2008, at which time a Planning and 

Building Department Information Report (Appendix S-I) was 

presented and received for information. 
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Planning and Development Committee - 3 -
File: OZ 05/043 W2 
November 10, 2009 

At the public meeting, the Planning and Development Committee 

passed Recommendation PDC-0017-2008 which was subsequently 

adopted by Council and is attached as Appendix S-2. 

Subsequent to the public meeting, the applications have been 

amended to: 

• change the requested Official Plan designation to 

"Mainstreet Commercial- Special Site"; 

• change the requested zone category to "C4 - Exception" 

(Mainstreet Commercial); 

• decrease the unit count from 124 units to 113 units; 

• increase the amount of ground floor commercial area from 

506 m2 (5,447 sq. ft.) to 544 m2 (5,856 sq. ft.); 

• request a reduced resident parking standard for 2 bedroom 

units from 1.40 spaces/unit to 1.25 spaces/unit; 

• permit 4 of the required 2 bedroom unit parking spaces to 

be in a tandem configuration; 

• eliminate the second driveway access on Walden Circle; 

• reconfigure the underground parking to increase setbacks 

from the east property line; 

• improve on-site pedestrian connections to Walden Circle 

and Lakeshore Road West; 

• internalize garbage storage and set-out areas; and, 

• reduce the amount of hard surface area at grade and the 

amount. of surface parking. 

The proposed "C4 - Exception Zone" provisions are contained 

within Appendix S-6. 

Mississauga Urban Design Panel 

The proposed development came before the Mississauga Urban 

Design Advisory Panel on May 13, 2008 at which time the panel 

advised that the building height and massing were appropriate and 

the design ofthe building was excellent. The panel did note that 

there was too much ground level parking and hard surface area, 

poor pedestrian connections with Lakeshore Road West and 

Walden Circle, insufficient landscaped buffer space along the east 
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Planning and Development Committee -4-
File: OZ 05/043 W2 
November 10, 2009 

COMMENTS: 

property boundary and the podium element of the building was not 

tall enough to properly frame the north side of Lakeshore Road 

West. Changes to these elements of the proposal were undertaken 

by the applicant and the revised plans subsequently presented to 

the panel on September 1, 2009 at which time the panel spoke 

positively to all aspects ofthe revisions. The applicant's Revised 

Concept Plan and Elevations, which are attached as Appendices 

S-4 and S-5, are consistent with those presented to the panel. 

See Appendix S-l - Information Report prepared by the Planning 

and Building Department. 

UPDATED AGENCY AND CITY DEPARTMENT 
COMMENTS 

Transportation and Works Department 

Comments updated November 10, 2009, state that Transportation 

and Works (T & W) is in general agreement with the findings of 

the supporting Traffic Impact Study (and Addendum Reports) 

which indicate that the additional traffic associated with the 

proposed development can be accommodated by the existing road 

infrastructure. The applicant also provided an updated 

Environmental Noise Impact Study which concluded that the 

proposed deVelopment can be satisfactorily mitigated from a noise 

impact perspective. An updated noise study will be required prior 

to site plan approval addressing the specific implementation of 

noise mitigation measures. 

Should the applications be approved by Council, the Owner will be 

required to address the following, to the satisfaction of T & W 

prior to by-law enactment: 

• Gratuitously conv"ey to the City a 7.5 m x 7.5 m (24.6 ft. x 

24.6 ft.) sight triangle at the northeast comer of Walden Circle 

and Lakeshore Road West; 
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Planning and Development Committee - 5 -
File: OZ 05/043 W2 
November 10, 2009 

• Provide detailed design drawings, cost estimates and securities 

for the required works within the Lakeshore Road West and 

Walden Circle right-of-ways, in support of the proposed access 

points; 

• Submit a complete Record of Site Condition (RSC; revised 
October 2004), in accordance with Ontario Regulation 153/04, 

which has also been posted to the Ministry of the Environment 

(MOE's) Environmental Site Registry; and, 

• Enter into an Acknowledgement Agreement with the City, to 

acknowledge the Owner's maintenance responsibilities for the 

portion of the internal drive aisle proposed within the existing 

municipal easement along the rear portion of the lands. 

Community Services Department - Culture Division 

Comments updated on July 27,2009, state that an acceptable 

Heritage Impact Statement has been received from the proponent. 

COMMUNITY ISSUES 

Area residents and other stakeholders became engaged in the 

development of the subject lands through the Community Meeting 
and Focus Group Meetings hosted by Ward 2 Councillor, Patricia 

Mullin and the statutory Public Information Meeting ofthe 

Planning and Development Committee held on March 17, 2008. 

At these meetings and in letters, phone calls and emails received 

by the Planning and Building Department, area residents have 

expressed their views on the applicant's proposal and its potential 

impact on the immediate community. The correspondence received 

can be grouped into similar key areas of concern. While not direct 

quotes, the italicized statements that follow are succinct summaries 

of comments made by the public. Staff has used these core issues 

to structure the Planning Comments section of this report which 

follows. 

The Ward Councillor has also arranged for two further Focus 

Group meetings to be held on November 17, 2009 and November 
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Planning and Development Committee - 6 -
File: OZ 05/043 W2 
November 10, 2009 

25,2009. Any additional comments arising from these meetings 

will be addressed in an Addendum Report, as necessary. 

PLANNING COMMENTS 

Current Provincial Policy Planning Framework 

The proposed building is too tall and represents an 

overdevelopment of the lands 

The Provincial Policy Statement and Growth Plan for the Greater 

Golden Horseshoe 

Smart growth must be strategic in maximizing redevelopment 

densities only at locations where buildings can be designed to 

minimize negative impacts to be compatible with the established 

character of the neighborhood and fulfill the hierarchy of 

established City structure. Smart growth does not mean unlimited 

intensification without regard to context. To this end, the Growth 

Plan has identified a number of locations and strategies to 

accommodate intensification while providing opportunities to 

maintain established City structure and organization. The Growth 

Plan has identified where municipalities like Mississauga shall 

focus intensification. In hierarchical order, the Growth Plan calls 

for intensification in Urban Growth Centres (City Centre), Major 

Transit Station Areas (MTSA) and within Intensification Areas. 

Mississauga's Urban Growth Centre has been identified as the City 

Centre area and portions of the Hurontario Street corridor north of 

the Q.E.W. This area is to serve as a focal area for investment in 

institutional and region-wide public services, as well as 

commercial, recreational, cultural and entertainment uses which 

shall accommodate high levels of employment and residential 

intensification. The Growth Plan speaks to very specific minimum 

density levels for both residential and employment uses in Urban 

Growth Centres. 

The Growth Plan further calls for increased residential and 

employment densities in MTSA's, those lands located within a 
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500 m (1,640 ft.) radius of higher order transit stations, which 

equates to about a 10 minute walk. The subj ect lands are located 

approximately 400 m (1,312 ft.) from the Clarkson Go Station, 

within the above noted radius defining a MTSA. 

Lastly, the Growth Plan calls for intensification within 

Intensification Areas. These areas are best described as identified 

areas that have the potential to provide a focus for higher density 

mixed-use development consistent with planned service levels. 

Mississauga Plan describes this portion of Lakeshore Road West as 

an arterial roadway supporting several transit routes; a mixed use 

area; and, within the Clarkson Village Node. The subject lands 

clearly meet the defining criteria for an Intensification Area as 

described by the Growth Plan. Similar in structure to Mississauga 

Plan, the Growth Plan has earmarked major road corridors, 

particularly those that are well served by transit, as warranting 

intensification, but to a degree which is less than the Urban Growth 

Centre which serves a city wide role. 

The Growth Plan also calls for the development of healthy, safe 

and balanced communities which are vibrant, mixed use and transit 

supportive. To achieve these objectives, consideration of new 

development applications must not just focus on density, but on 

more broad community issues such as the retention/intensification 

of employment and commercial lands and the availability and 

proximity of these services to the residential core which utilizes 

these services. 

The proposed development includes 544 m 2 (5,856 sq. ft.) of 

ground level commercial uses, thereby retaining the historic 

commercial use of the lands and providing necessary commercial 

opportunities close to the concentrated residential lands within the 

Walden Spinney neighbourhood to the north. 
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What defines the existing established character of the area? 

The proposed development is not consistent with the preliminary 

findings of the Clarkson Village Visioning Study and the existing 

established character of the area. 

Residents have expressed concerns that the proposed development 

is not consistent with the existing established character ofthe area 

or the preliminary findings ofthe Clarkson Village Visioning 

Study. To respond appropriately a more accurate understanding of 

the community character is required. 

Elements of Existing Character 

The Clarkson-Lome Park District is a stable, established 

residential district which has, in many parts, evolved into a unique 

area characterized by low density housing on large, spacious often 

heavily treed lots. The Clarkson Node provides a focus for the 

District with a mixture of street related shops, commercial plazas 

and community facilities. 

Historically, higher density residential development has occurred 

on the north side of Lakeshore Road West, between Southdown 

Road and the CN Rail overpass within the Walden Spinney area. 

The following sets out some of the pertinent contextual statistics 

explaining existing residential development within the Clarkson 

Node. 

• Residential units within the Clarkson Node are predominately 

made up oftownhouse and apartment built forms. Presently 

there are approximately 900 dwelling units in the Clarkson 

Node area, of which 653 are apartment dwelling units (76%) 

and 206 are townhouse dwellings (24%). An additional 354 

apartment and retirement dwelling units (in apartment built 

form) have recently been approved, but have not yet been 

constructed. 

• All ofthe existing and recently approved apartment buildings 

and existing townhouse dwellings in the Clarkson Node are 

located at the west end, closest to the Clarkson Go Station. 
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• The proposed development is consistent with other apartment 

buildings in the Clarkson Node in regard to height. Apartment 

buildings located in the Clarkson Node range in height from 21 

to 11 storeys. The tallest is located adjacent to the Clarkson 

Go Station, and the lowest is at the north end ofthe Walden 

Spinney area. An 18 storey apartment building has been 

approved on Southdown Road opposite the Go Station. A 15 

storey apartment building (1271 Walden Circle) is situated on 

the west side of Walden Circle opposite the subject lands. An 
8 storey retirement dwelling has been approved to the east of 

the subject lands. These as yet to be constructed apartments 

would maintain the established transition in building height. 

South of the subject lands, just outside ofthe Node, on the east 

and west sides of Inverhouse Drive are two apartment 

buildings of 17 and 11 storeys in height (965 and 966 

Inverhouse Drive) .. 

• The 3.3 FSI of the proposed development is consistent with 

that of other apartment buildings within the Clarkson Node. 

Existing apartment buildings in the Node range in Floor Space 

Index (FSI) from 1.89 to 4.5. The as yet to be constructed 

retirement dwelling has been approved with a FSI of 2.34 and 

the 2 apartment buildings just north of Lakeshore Road on 

Southdown Road, the first recently completed and the second 

not yet started, have a combined FSI of 4.5. 

• The proposed transition to adjacent townhouses is an 

established contextual characteristic. The 11 storey building at 

1110 Walden Circle to the north, abuts the rear yards of 

townhouses on two sides with setbacks of approximately 11 m 

(36 ft.) and 14 m (46 ft.) respectively. The existing apartment 

building at 1201 Walden Circle close to Southdown Road is 

located within 22 m (72 ft.) of adjacent amenity areas for 

townhouses. Similarly, the proposed building will be 

approximately 10 m (33 ft.), at its closest point, from the 

nearest townhouse rear yard amenity area. 

The Clarkson Village Visioning Study 

The Study has not yet been completed and the review of the 

subject applications cannot draw upon any preliminary conclusions 
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or recommendations inferred from the Phase 1 (Summary of Public 

Engagement Process) element ofthe Study. That being said, a vast 

majority of stakeholders who participated in the Study identified 

that the lands west of the CN Rail overpass at the west end of the 

Village has a distinctly different character than the core ofthe 

Village located to the east, particularly in regard to built form 

typology and how the areas should redevelop over time. 

The west end of Clarkson has historically been influenced by its 

proximity to the intersection oftwo arterial roads, Lakeshore Road 

West and Southdown Road, and the Clarkson Go Station. These 

locational factors remain present and under the current Provincial 

policy regime are even more critical in addressing residential 

intensification during the review of development applications. 

Generally speaking, stakeholders spoke to maintaining the height 

and density trend as it exists today with a general downward 

transition in height from the GO station toward the core of the 

Village. At 15 storeys, the proposed development maintains this 

transition. 

Further, the proposed development includes at grade retail, with a 

fa9ade that is strongly connected with the public sidewalk, another 

aspect that was strongly communicated by stakeholders involved 

with the Clarkson Village Study. Generally speaking, the proposed 

development is consistent with the stakeholder feedback acquired 

during the information gathering stages ofthe Study. 

What is the right interface and transition with abutting lands? 

The proposed buildings will result in unacceptable shadow impacts 

on the abutting communal outdoor amenity area associated with 

the Walden Club to the north and on the private amenity areas 

associated with the townhouse dwellings to the east. In addition, 

the proposed landscaped setbacks to the north and east property 

lines are not adequate to ensure preservation of the existing trees 

located on or adjacent to the property boundaries and to permit 

supplementary landscape screen materials to be planted. There is 

also an inadequate amount of total landscaped open space area 

proposed for the development. 
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As previously mentioned, smart growth does not mean unlimited 

intensification, without regard for context. The location ofthe 

subject lands on Lakeshore Road West, an arterial road, and in 

proximity to the Clarkson GO Station meets provincial and local 

policy criteria for intensification. A specific evaluation ofthe 

proposal is therefore necessary to test whether the built form can 

be accommodated without tangible negative impact. 

Transition to Walden Club recreational facilities 

The proposed building is setback approximately 20 m (65.6 ft.) 

from the north property line, with a landscape buffer area, drive 

aisle and outdoor amenity space within this setback. This setback, 

in conjunction with a relatively narrow tower will result in minimal 

shadow impacts. Shadows will be experienced during the morning 

hours over a portion of the existing tennis courts, however, in light 
of the existing tree cover in the area, minimal increase in 

shadowing in regards to duration or breadth is expected. 

In addition, a landscaped buffer of between 4.8 m (15.7 ft.) and 

3.1 m (10ft.) is proposed along the north property line. The 

underground parking structure is setback an additional 7.0 m 

(23 ft.) from the landscaped buffer. This setback should ensure 

that all trees located on the northerly abutting lands and those 

worthy of preservation on the subject lands, based upon their 

existing condition, will not be adversely impacted by the proposed 

construction works. Furthermore, there will be adequate space to 

supplement existing vegetation to improve transition and mitigate 

overlook. On this basis an acceptable transition to the northerly 

abutting lands has been accommodated. 

Transition to existing townhouses to the east 

The proposed building is setback between approximately 14 m 

(45.9 ft.) and 29 m (95 ft.) from the east property boundary at the 

ground level and 7.0 m (22.9 ft.) to 11.0 m (36 ft.) from the east 

property boundary for the upper levels. The setback includes 

landscaped buffer area, parking and drive aisle, parking garage 

stair entrance structure and outdoor amenity space. Shadowing 
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from the structure will move through the rear yards ofthe abutting 

townhouses between 9 a.m. and 4 p.m. in the spring and summer 

months, leaving the late afternoon and evening hours during this 

time of year free of shadows from the proposed development. 

During the winter and fall months shadowing will be more 

pronounced, but not result in significant changes based upon 

shadows from existing structures in the area. The landscaped 

buffer area (without impact by the underground parking structure) 

will range between approximately 2.0 m (6.6 ft.) and 9.0 m 

(29.5 ft.) along the east property boundary, providing adequate 

space to implement a buffer planting scheme through the site plan 

approval process. On this basis, transition to the abutting 

townhouses to the east has been appropriately accommodated. 

Transition along Lakeshore Road West 

Transition in regard to building height and massing was addressed 

in the Elements of Existing Character section ofthis report. The 

Mainstreet Commercial designation applicable to these lands calls 

for a 'zero' setback street condition, with grade related retail uses. 

The planned context along Lakeshore Road West is different than 

that along Walden Circle in regard to landscaped open space and 

building setback. The proposed development is consistent with the 

planned context along Lakeshore Road West. 

Are commercial uses appropriate and compatible with the 
character of the area? 

Commercial uses are not compatible with the character of the 

area. Service facilities including the garbage storage/pick-up and 

loading areas will result in negative impacts in regard to noise, 

odour and visual aesthetics for the abutting land uses. 

The subject lands are presently designated Mainstreet Commercial 

and are located within the Clarkson Village Node. Section 3.13 

City Centre, Nodes and Corridors of Mississauga Plan speaks in 

several subsections to Nodes being the focus of residential 

community and commercial activities, encouraging retail uses 

along main street frontages with direct access to sidewalks. In 
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addition, the lands are presently developed for two restaurant 

structures with a combined gross floor area of 476 m2 

(5,124 sq. ft.), approximately 68 m2 (732 sq. ft.) less than included 

in the current proposal. The proposed development will intensify 

the commercial uses on site and better address the prescribed 

relationship ofthe buildings to the street edge. 

The proposed development includes an internal garbage storage 

and pick up area. Internalizing operations thereby addresses these 

expressed concerns. Loading will be through the same service 

door used to access the garbage storage and transfer area. Noise 

from vehicles will be addressed through a supplementary noise 

impact assessment at the site plan approval stage. Any additional 
noise mitigation measures will be identified and implemented 

through this later process. 

How does the proposal meet the objectives of Mississauga 
Plan? 

The proposal is not consistent with the City's Official Plan. 

The applicant is requesting an amendment to the Mississauga Plan 

Policies for the Clarkson-Lome Park District from "Mainstreet 

Commercial" to "Mainstreet Commercial- Special Site". The 

special site provisions are necessary to accommodate the apartment 

built form and as such, provisions are proposed to set the 

maximum building height at 15 storeys and to restrict the floor 

space index to a maximum of3.3. 

The proposal appropriately addresses the overall intent and policies 

of Mississauga Plan. The following policies are relevant in 

determining that the proposed development addresses the overall 

policy direction established by Mississauga Plan. 

Intensification Policies 

Subsection 3.2.4.3 of Mississauga Plan is more specific in stating 

that residential intensification occurring outside of the Urban 

Growth Centre shall exceed 4 storeys only where it can be 
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demonstrated that an appropriate transition in heights that respects 

the surrounding context will be achieved. 

Subsection 3.2.4.4 states that development should be compatible 

with the scale and character of a planned residential area by having 

regard for the following elements: ... .lot frontages and areas, street 

and block patterns, building height, coverage, massing, 

architectural character, streetscapes .... privacy and overview, the 

pedestrian environment, parking. 

As addressed previously, the proposed development demonstrates 

an appropriate transition to abutting lands, compatible character in 

addressing existing building heights and lot characteristics and by 

positively contributing to the streetscape and pedestrian 

environment. 

Urban Design Policies 

Section 3.18 of Mississauga Plan contains a number of Urban 

Design policies, which are intended to address the following: 

• establishing a hierarchy wherein the most prominent and 

intensive built form is located in the City Centre and Nodes; 

• ensuring compatible building and site design; 

• maintaining the existing character of areas; 

• minimizing overlook and shadow conditions; 

• creating a sense of identity through building and streetscape 

design with the use of landscape treatments to connect 

buildings to the street; and, 

• encouraging the use of safe, comfortable and attractive 

streetscape environment for pedestrians. 

The proposed development appropriately addresses the above 

noted policies in matters of building and site compatibility, 

enhancing the community character, recognizing and reinforcing 

the established City structure and site context and by contributing 

to an appropriate pedestrian environment. 
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Section 4.7.1, Planning Context states in part that the Clarkson 

Node provides a focus for the District with a mixture of street 

related shops, strip commercial/residential plazas, and a traditional 

shopping centre. Also, a combination of apartments and 

townhouses has developed in the vicinity of the Go Station. 

Section 4.7.3.1 c. states that the Clarkson Node, will be the focus 

of activity for the District, combining residential uses, cultural 

activities, shopping, dining, commerce and recreation. 

The Planning Context and Urban Design Policies sections 

recognize the Clarkson Node as the area of focus for activity, 

development activity and commerce and that higher intensity 

residential uses within the Node are focused to the west, in 

proximity to the GO Station. 

Criteria for Site Specific Official Plan Amendments 

As outlined in the Information Report, Mississauga Plan provides 

criteria for evaluating site specific Official Plan Amendments 

(Section 5.3.2.1). Each criterion is summarized below along with a 

discussion of how the proposed application addresses the intent of 

the criteria. 

Mississauga Plan policies require that matters such as the 

suitability of development, compatibility with existing and future 

land uses, and the adequacy of infrastructure and services, are 

taken into account when evaluating a development proposal. 

While matters such as market demand and other trends tend to 

dictate short-term objectives, it remains important to consider 

long-term planned function of a community to ensure the 

fulfillment of intended planning goals and objectives. 

The proposed redesignation of the lands to "Mainstreet 

Commercial - Special Site" to permit the proposed development 

will positively contribute towards achieving the overall intent, 

goals and objectives of Mississauga Plan. Specifically, the 

proposal appropriately addresses the urban form hierarchy in 
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locating a contextually appropriate high density residential 

building which is consistent and compatible with the surrounding 

context within a Node and within proximity to higher order transit. 

Further, the proposed development supports the general goals and 

objectives of Mississauga Plan in calling for redevelopment which 

addresses the scope and character of the existing area by having 

regard for such matters as building height, coverage, mass, 

setback, privacy and overlook. In addition, the proposal meets the 

urban design goals and objectives which requires new development 

to respect and enhance the streetscape through building design, 

placement, scale and form. 

The planning rationale provided by the applicant's planning 

consultant adequately assesses the proposed amendment in relation 

to the existing designation of the lands, including addressing the 

merits of retaining ground level commercial uses within the Node 

close to the Clarkson Go Station. 

In view of the preceding, the proposed development adequately 

and appropriately addresses the provisions of Mississauga Plan for 

evaluating site specific Official Plan Amendments in accordance 

with Section 5.3.2.1. 

What about traffic and parking? 

This development will generate too much traffic in an area that is 

already too congested. The proposed driveway location on 

Walden Circle will conflict with the existing driveway for 1271 

Walden Circle and result in too much traffic infiltrating into the 

local road network. Parking will also be a problem. 

The Transportation and Works Department have reviewed the 

provided Traffic Impact Study and associated updates submitted in 

support of the proposed development and are satisfied that the 

traffic volumes generated by the proposal can be accommodated 

by the existing transportation infrastructure without a loss in level 

of service. The Traffic Impact Study did not identify a conflict 



9-17 

Planning and Development Committee - 17 -
File: OZ 05/043 W2 
November 10, 2009 

with the proposed Walden Circle driveway and the existing one at 

1271 Walden Circle. 

On-site parking for the commercial uses is proposed to be provided 

in accordance with minimum By-law standards. As such, on-street 

parking and illegal parking on adjacent sites is not expected to 

occur. A small reduction in the residential parking requirement for 

2 bedroom units has been requested as part of the proposal. The 

proposed reduction is consistent with other recent developments in 

the area and elsewhere in the City where the lands benefit from 

excellent transit service, including higher order transit, without 

reported complaint. Accordingly, issues are not expected to result 

from a parking or traffic perspective. 

Is there available Infrastructure? 

Is there enough infrastructure capacity to support this proposal? 

Both the City's Transportation and Works Department and the 

Region of Peel have confirmed that there is sufficient water main, 

sanitary sewer and storm sewer capacity to service the proposed 
development. 

Zoning 

As outlined in the Background section, the applicant is now 

proposing to change the zoning for the subject lands from "C4" 

(Mainstreet Commercial) to "C4-Exception" (Mainstreet 

Commercial). Despite the change in the proposed zone category, 

the requested exception zone provisions are substantially 

consistent with those outlined previously, with the exception ofthe 

reduced unit count, an increase in commercial Gross Floor Area, a 

reduced resident parking standard for 2 bedroom units and 

alterations to the proposed exception schedule to reflect minor site 

alterations. A detailed list ofthe "C4-Exception" zone provisions 

are attached to this report as Appendix S-6. 

In addition to building setbacks, building foot print and extent of 

hard surface areas, the proposed exception schedule will restrict 
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FINANCIAL IMPACT: 

CONCLUSION: 

the minimum depth of landscaped buffers, extent of the 

underground parking structure and the location and size ofthe 

outdoor amenity area. The exception schedule will be consistent 

with the revised concept plan attached as Appendix S-4. 

It should be noted, based upon community feedback, that although 

the "C4" zone category does not mandate a minimum landscaped 

open space requirement, revisions to the proposal have resulted in 

an increase from 25% to 44% ofthe lot area, when green roofs are 

included in the calculation. 

The proposed "C4-Exception" (Mainstreet Commercial) zone 

provisions as outlined in Appendix S-6 are appropriate to 

accommodate the proposed development. 

Green Development Initiatives 

The applicant has indicated that green roofs will be constructed on 

the roof ofthe circular element at the southwest comer ofthe 

building, on the roof ofthe podium facing Lakeshore Road West 

and as part of the 11 th floor outdoor amenity area. These 

components will be secured through the site plan approval process. 

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. 

In accordance with subsection 34(17) of the Planning Act, R.S.O. 

1990, c.P. 13, as amended, Council is given authority to determine 

if further public notice is required. The proposed revisions to the 

application which comprise a change to the zone category and 

specific zone standards, as well as site layout changes are deemed 

minor. Therefore, it is recommended that no further public 

meeting need be held regarding the proposed changes. 

The proposed Official Plan Amendment and rezoning are 

acceptable from a planning standpoint and should be approved for 

the following reasons: 
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ATTACHMENTS: 

1. The proposed development meets the overall intent, goals, 
objectives and policies of Mississauga Plan. 

2. The "Mainstreet Commercial- Special Site" and "C4-

Exception" zone provisions are appropriate to accommodate 

the proposed development and will not adversely impact or 
destabilize the surrounding land uses. 

3. The proposed development is compatible with the existing 
surrounding land uses and will enhance the character of the 

area. 

Appendix S-l - Information Report 
Appendix S-2 - Recommendation PDC-0017-2008 
Appendix S-3 - Revised Land Use Map 
Appendix S-4 - Revised Concept Plan 
Appendix S-5 - Revised Elevations 
Appendix S-6 - Proposed C4-Exception Zone Provisions 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: John Hardcastle, Development Planner 
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Clerk's Files 

Originator's 

Files OZ ·05/043 W2 

February 26, 2008 

Chair and Members of Planning and Development Committee 

Meeting Date: March 17,2008 

Edward R. Saj ecki 

Commissioner of Planning and Building 

1nformation Report 
Official Plan Amendnient and Rezoning Applications 
To permit a 15 storey, 124 unit condominium apartment 
building with 506 m 2 (5,447 sq. ft.) of ground level. 

commercial uses 
1969 and 1971 Lakeshore Road West 
Northeast corner of Lakeshore Road West and Walden Circle 
Owner: 607074 Ontario Limited 
Applicant:· Makow Associates Architect Inc. 

Bill 20 

Public Meeting Ward 2 

RECOMMENDATION: That the Report dated February 26,2008, from the Commissioner 

of Planning and Building regarding the applications to amend the 

Official Plan from "Mainstreet Commercial" to "Residential High 

Density IT - Special Site" and to change the Zoning from "C4" 

(Mainstreet Comm~tcial) to "RA4-Exception" (Residential 

Apartment), to permit a 15 storey, 124 unit condominium 

apartment building with 506 m2 (5,447 sq. ft.) of ground level 

commercial uses under file OZ 05/043 W2, 607074 Ontario 

Limited, 1969 and 1971 Lakeshore Road West, be received for 

information. 
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BACKGROUND: 

COMMENTS: 

The above-noted applications have been circulated for technical 

comments. The purpose of this report is to provide preliminary 

information on the applications and to seek comments from the 

, community. 

The applicant provided revised supporting materials along with a 

detailed covering letter on November 23,2007 which clarified the 

range of commercial uses being sought, proposed development 

standards and parking standards to be applied to the residential and 

commercial uses. 

Details of the proposal are as follows: 

Development Proposal 
Applications 

December 5, 2005 
submitted: 

Height: 15 storeys 

r 

Lot Coverage: 38% 

Floor Space 3.3 

Index: 

Landscaped 25% (including greenroofs) 

Area: 

, Net Density: 202 unitslha 

(112 units/acre) 

Gross Floor 11 474 m k (123',509 sq. ft.) - Residential 
(, 

.Area: 506 m2 (5,447 sq. ft:) - Commercial 

Number of 55 - 1 bedroom 

units: 69 -2 bedroom 
) 

124 units total 

Anticipated 285* 

Population: * Average hous,eho ld sizes for all units 

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

based on the 2005 Growth Forecasts for 

the City ofMississauga. 

Parking 68.8 spaces for 1 bedroom residential 

Required: - units (1.25 spaces/unit x 55 units) 

96.6 spaces for 2 bedroom residential 

units (l.40 spaces/unit x 69 units) 
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Development Proposal 
31 spaces for residential visitors (0.25 

spaces/unit x 124 units) 

10.1 spaces for commercial uses (4.3 

spaces/100 m2 (1,076.43 sq. ft.) x 235 m2 

(2,530 sq. ft.)) 

43.4 spaces for restaurant uses (16 

spaces/l 00 m2 (1,076.43 sq. ft.) x 271 m2 

(2,917 sq. ft.)) 

Total Required Parking: 250 

Parking 251 

Provided: 

Supporting Proposed Standards and Planning 

Documents: Justification Report; Phase r 
Environmental Site Assessment; 

Preliminary Servicing Report; Acoustical 

Impact Study; Traffic Impact Study; 

Heritage Impact Study; Shadow Study; 

and Arborist Report. .'" 

.. Site Characteristics 

Frontage: 56~08 m (184 ft.) - Lakeshore Road West 

Depth: 55.26 m (181 ft.) - Walden Circle 

Net Lot Area: 0.364 ha (0.9 ac.) 

Existing Use: . Two free-standing restaurapt structures; 

the Satellite Restaurant and Spoon and 

Fork Restaurant 

Additional information is provided in Appendices I-I to 1-9·. 

Neighbourhood Context 

The subject property is located on the north side of Lakeshore 

Road West, east of South down Road. The property is part of the 

linear commercial area which runs along Lakeshore Road West 

through Clarkson Village. The lands also abut the Walden Spinney 

neighbourhood to the north where there is a mix of buildings 

including two and three storey row dwellings and apartment 

buildings ranging in height from 11 to 21 storeys. 
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The surrounding land uses are described as follows: 

North: Passive and active recreational facilities associated wIth 

the Walden Club, including outdoor tennis courts and 

swimming pool 

East: Three storey row dwellings 

South: 17 storey apartment building, south of Lakeshore Road 

West 

West: 15 storey apartment building, west of Walden Circle 

Current Mississauga Plan Designation and Policies for 
Clarkson-Lorne Park Planning District -

"Mainstreet Commercial" which permits establishments for the 

sale of goods and services, recr~ation, entertainment and 

accommodation to the general public. Residential, community and 

office uses will also be permitted. Compatible development is 

encouraged which recognizes -the scale and enhances the character 

of Main street Commercial areas. Infilling is the preferred form of 
pedestrian-oriented street-related commercial development, 

_ including the combination of commercial and residential uses. 

The subj ect lands are also located within the Clarkson Village 

Node. Section 3.13.3 - Nodes generally indicate that these areas 
are intended to act as the focus of activity for the surrounding 

COInmunity, benefitirig from good accessibility, visibility and a 

relatively high level of existing and potential transit service. 

A high quality, compact and urban built form will be encouraged 

to reduce the impact of extensive parking areas, enhance pedestrian 

circulation, complement adjacent land uses, and distinguish the 

significance of nodes from surrounding areas. 

The Mississauga Plan policies for the Clarkson-Lome Park District 

were approved by the Region of Peel on May 5, 2003 with 

modifications adopted through Official Plan Amendment 25, 

which were subsequently approved by the Ontario Municipal 

Board on September 10, 2007, with the exception of individual 

sites which are the subject of active appeals. 
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The applications are not in conformity with the Mississauga Plan 

policies for Clarkson-Lome Park District and propose to change 

the applicable land use designation to accommodate residential 

apartment built fonn. 

There are other policies in the Official Plan which also are 

applicable in the. review of these applications including, but not 

limited to: 

Urban Design Policies 

Section 3.18.2.1 - The most prominent, most intensive and highest 

built fonn in tenns of density and height will be encouraged in the 

City Centre. 

Section 3.18.2.3 - Heritage resources should be conserved and 

incorporated into community design and new development in a 

manner that enhances the heritage re,sources and makes them focal 

points for the community. 

Section 3.18.2.4- Building and site design will be compatible with 

site conditions, the surrounding context, features and surrounding 

landscape and intended character of the area. 

Section 3.18.2.5 - Building, landscaping and site design will create 

appropriate visual and functional relationships between individual 

buildings, groups of buildings and open spaces. 

Criteria for Site Specific Official Plan Amendments 

Section 5.3.2 of Mississauga Plan contains criteria which require 

.an applicant to submit satisfactory planning reports to demonstrate 

the rationale for the proposed amendment as follows: 

• the proposal would not adversely impact or destabilize the 

following: the overall intent, goals and objectiv-es of the 

Official Plan; and the development and functioning of the 

remaining lands which have the same designation, or 

neighbouring lands; 
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• the proposed land use is suitable for the proposed uses, and 

compatible with existing and future uses of surrounding lands; 

• there is adequate infrastructure and community $ervices to 

support the proposed development. 

The applicant has provided a Planiring Justification Report along 

with an Addendum Report which discusses how, in their opinion, 

the proposed development addresses this and other criterion. City 

staff are in the process of reviewing this report and detailed 

comments will be provided within the Supplementary Report. 

The Provincial Policy Stat~ment (PPS) 

-The current PPS, which came into effect on March 1, 2005, 

contains several specific policies requiring municipalities to 

identify and promote opportunities to achieve certain goals, 

including: intensification; redevelopment; compact form; transit 

supportive densities; development close to existing public facilities 

and infrastructure; mixture ofland uses; and efficient use ofland. 

These goals differ from the previous PPS, which was approved in 

1997, which_only spoke generally to the concepts of residential 

intensification and the efficient use of land in built-up areas. 

Growth Plan for the Greater Golden Horseshoe 

The Planning Act was modified on January 1, 2007, to aplongst 

other matters, require that decisions made by approval authorities, 

on development applications, conform with Provincial policies in 

place at the time of the decision. On June 16,2006, the Growth 

Plan came into effect, more than five months after the receipt of 

these applications. Based upon the q.bove noted changes to the 

Planning Act, the subject applications must conform to applicable 

Provincial policies; including the Growth Plan. 

The Growth Plan contains policies to manage growth and 

development to a 2031 planning horizon for the defined Greater 

Golden Horseshoe area. The Plan directs growth to built-up areas, 

promotes trq.nsit-supportive densities and supports a mix of 

residential and employment land uses. Given recent changes to the 
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Planning Act, there are a number of policies contained within the 

Growth Plan that must be considered in reviewing the subject 

applications: 

Section 2.2.2.1- "Population and employment growth will be 

accommodated by - (a) directing a significant portion of new 

growth to the built-up areas of the-community through 

intensification; (d) reducing dependence on the automobile through 

the development of mixed-use, transit supportive, pedestrian

friendly urban: environments; encouraging cities and towns to . 

deyelop as complete communities with a diverse mix oflimd uses, 

a range and mix of employment and housing types, high quality 

public open space and easy access to local stores and services. " 

Section 2.2.3.6 - "All municipalities will deveiop and implement 

through their official plans ai:J.d other supporting documents, a 

strategy and policies to phase in and achieve intensification and the 

intensification target. This strategy and policies will - .... ( e) 

recognize urban growth centres, intensification corridors and major 

transit station areas as a key focus for development to 

accommodate intensification ..... (g) identify the appropriate type 

and scale of development in intensification areas ... " 

Section 2.2.3.7 - "All intensification areas will be planned and 

designed to - (a) cumulatively attract a significant portion of 

popUlation and e:rp.ployment growth; (b) provide a diverse and 

compatible mix ofland uses, including residential and employment 

uses, to support vibrant neighbourhoods; (e) generally achieve 

higher densities than the surrounding areas; and, (f)achieve an 

appropriate transition of built form to adj acent areas." 

Section 2.2.5.1 - "Major Transit station areas and intensification 

corridors will be designated in official plans and planned to 

achieve - (a) increased residential and employment densities that 

support and ensure the viability of existing and planned transit 

service levels; and, (b) a mix of residential, office, institutio.nal, 

and cohllnercial development wherever appropriate." 

The Growth Plan defines a Major Transit Station Area as "The 

area including around any existing or planned higher order transit 

station within a settlement area; or the area including and around a 
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major bus depot in an urban core. Station areas generally are 

defined as the area within an approximate 500 ill (1,640 ft.) radius 

of a transit station, representing about a 10 minute walk." 

The subject lands are located approximately 400 m (1,312 ft.) from 

the Clarkson GO Train Station, within the above noted radius 

defining a Major Transit Station Area. 

Residential Intensification (Interim Policies) 

On October 26, 2006, interhn residential intensification policies 

came into effect, replacing subsection 3.2.3.8 of Mississauga Plan, 

with the exception of two site specific appeals. Mississauga Plan 

was amended in response to .numerous changes in the Provincial 

policy envirClnment, including the Growth Plan for the Greater 

Golden Horseshoe. The City's Urban Growth Centre has been 

defined, as have intensification policies within and outside of its 

boundaries. The term interim has been applied to these policies to 

pennit the incorporation of additional policies resulting from the 

conclusions of the ongoing comprehensive intensification study. 

As the subject applications are considered under the local policy 

framework in place at the time of application submission, only 

regard can be had for these policies during the rev}ew of the 

subject applications. 

Several of the Residential Intensification policies are relevant in 
the review ofthe subject applications and have been included in 
Appendix 1-8. 

Proposed Official Plan Designation and Policies 

"Residential High Density IT-Special Site" to accommodate the· 

proposed mixture of residential and ground level commercial uses 

and to permit the proposed maximum Floor Space Index (FSI) of 

3.3;which exceeds the maximum FSI range of 1.0 to 2.5 pennitted 

under the "Residential High Density IT" policies of the Clarkson

Lome Park District. 
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"C4" lMainstreet Commercial), which permits a wide range of 

service commercial, office and entertainment/recreation uses. 

Proposed Zoning By-law Amendment 

"RA4-Exception" (Residential Apartment), to permit a 15 

storey apartment building having a maximum of 124 dwelling 

units, with a maximum FSI of 3.3. A total Gross Floor Area (GFA) 
of506 m2 (5,447 sq. ft.) is proposed for ground level commercial 

uses, including a maximum GFA of271 m2 (2,917 sq. ft.) for 
restaurant uses and 235 m2 (2,530 sq. ft.) for other specified -

commercial uses. 

Ground level commercial uses proposed include restaurant, take

out restaurant, retail store, office, medical office, real estate office 

and personal service establishment. 

In addition, the applicant proposes to reduce the minimum required 

landscaped open space from 40% of the lot area to 25%. Further, 
I 

ten (10) ofthe required below grade parking spaces are proposed 

to be provided in a tandem configuration. An Exception Schedule 

is proposed to address minimum setbacks consistent with the 

concept site plan drawing attached as Appendix 1-4. 

-COMMUNITY ISSUES 

A community meeting was held by the Planning and Building 

Department and hosted by the Ward 2 Councillor, Patricia Mullin 

on May 16, 2007, at which more than 60 people were in 

attendance. Subsequent to this, a Focus Group was established and 

to date several meetings have been hosted by the Ward Councillor. 

In addition, numerous phone calls, emails and correspondence, 

including a 300 person petition have been received subsequent to -

the submission of the applications. 

The following is a summary of issues and comments raised to date 

by the Community: 
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• The proposed configuration of the parking areas, including 

underground parking for commercial uses will result in 
overflow parking within the surface parking lot for 1271 

Walden Circle ~d on-street parking along Walden Circle. 

• The proposed buildings will result in unacceptable shadow 

impacts on the abutting communal outdoor amenity area 

associated with the Walden Club to the north and on the 

private amenity areas associated with row dwellings to the 

east. 

• The proposed landscaped setbacks to the north and east 
property lines are not adequate to ensure preservation of the 

existing trees located on or adj acent to the property 

boundaries and to permit supplementary landscape screen 

materials to be planted. There is also an inadequate amount of 

total landscaped open space area proposed for the 

development. 

• Traffic generated by the proposed development may exceed 
the capacities of Walden Circle and the int~rsection of 

Lakeshore Road West and Walden Circle. The resulting 

traffic volume increases may warrant the installation of traffic 
lights at Walden Circle and Lakeshore Road West. The 

proposed northerly driveway access onto Walden Circle will 

conflict with that of the existing Sheridan Club at 1271 

Walden Circle. 

• ,The proposed development is not consistent with the 

preliminary findings of the Clarkson-Village VisioniTI.g Study. 

• The proposed building is too tall and represents an 

overdevelopment of the lands. 

• . Commercial uses are not compatible with the character of the 

area and will result in greater traffic and parking conflicts 

than a proposal that includes only residential u§es. 
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• Service facilities including garbage storage/pick-up and 

loading area will result in negative impacts in regard to noise, 

odour and visual aesthetics. 

The above noted issues will be addressed in the Supplementary 

Report upon the receipt atid review of all outstanding matters. 

DEVELOPMENT ISSUES 

Agency comments are summarized in Appendix 1-6 and school 

accommodation information is contained in Appendix 1-9. Based 
on the comments received and the applicable Mississauga Plan 

policies the following matters will have to be addressed. 

Impacts Associated with Height and Massing 

Planning staff have expressed concerns to the applicant about the 

proposed building height and massing as they relate to the 

surrounding context. The applicant has been requested to 
demonstrate how the proposed development will not detract from 

the existing established character of the area and fulfill the planned 

function of the area for Mainstreet Commercial purposes. 

Clarkson Village Visioning Study 

The Planning arid Building Department has initiated a review of 

the Mississauga Plan Policies for the Clarkson-Lome Park District 

as they pertain to a defined area aroup.d Clarkson Village and 

Lakeshore Road West. The purpose of the review is to update the 

existing land use policies/designations in ~ District and to ensure 
a current and relevant vision for the District, to reflect changes in 

local circumstances and to be consistent with recent Provincial 

planning initiatives. This review includes consultation with City 

departments and agencies as well as local community stakeholder 

groups. 

Notwithstanding the ongoing review, the subject applications will 

be evaluated on their own merits but also with regard to relevant 

work that will have been undertaken on the study at the time of the 

Supplementary Report for these applications. 
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FINANCIAL IMPACT: 

'CONCLUSION: ~ 

Site Design and Interface with Adjacent Lands 

A number of issues related to site design need to be addressed, 

inc!uding the following: 

• appropriate location for outdoor amenity space; 

• appropriate setbacks, including the underground parking 

structure; 

• design, function, location and number of vehicular driveways; 

• relationship ofthe building to the pedestrian environment, 

including the location of underground vents and auxiliary 
stairwells; . 

• quantity and location of landscaped open space; 

• transition in built form from abutting properties. . 

The applicant will be required to submit a site plan application in 
accordance with City requirements. 

OTHERINFO~TION 

Development Requirements 

In conjlU1ction with the proposed, development, there are certain 

engineering and other matters with respect to site access, site 

servicing, encroachments, streetscape and utility n~quirements, 

which will require the applicant to enter into appropriate 

agreements with the City. The applicant will also be required to 

. obtain site plan approval for the proposed development. 

Development chm:ges 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. 
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ATTACHMENTS: Appendix I-I - Aerial Photograph 

Appendix 1-2 - Excerpt ofClarkson-Lorne Park District Land Use 

Map 

Appendix 1-3 - Excerpt of Existing Land Use Map 

Appendix 1-4 -Concept Plan 

Appendix 1-5 - Elevations 

Appendix 1-6 - Agency Comments 
. Appendix 1-7 ,... School Accommodation 

Appendix 1-8 - Residential Intensification (Interim Policies) 

Appendix 1-9 - General Context Map 

Edward R. Saj ecki 

Commissioner of Planning and Building 

Prepared By: John Hardcastle, Development Planner 
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Agency Comments 

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

applicati~ns. 

I Agency 1 Comm~nt Date I Comment I 
Region of Peel Regional Development Planning staff has reviewed the 
(December 7, 2007) Addendum Proposed Standards and Planning Justification 

Report prepared by Lethbridge & Lawson Ltd., dated October 

2007. The appropriate Provincial and Regional policies for 

urban development and mixed land uses have been identified. 

Municipal services consist of an existing 200 mm (8 in.) 

diameter watermain, located on Walden Circle an.d a 250 rnm 

(10 in.) and 400 mm (16 in.) diameter watermain on Lakeshore 

Road West. An existing 375 mm (15 in.) diameter sanitary 

sewer is also located on Walden Circle. 

In the event that the- subject applications are approved by 

Council, a Functional Servicing Report (FSR) must be , 

submitted by the applicant to determine the adequacy of water 

and sanitary sewer services for the proposed development prior 

to By-law enactment. 
, 

The loading area must have a minimum overhead clearance of 

7.5 m (24. -6 ft.). A minimum overhead clearance of 

4.4 m (14.4 ft.) outside tQ.e loading area is required. In order to 

demonstrate compliance with these requirements, elevation 

drawings of the 19ading area and where the building extends, 

over the waskcollection route need to be provided. 

\ 

Additional requirement pertaining to the physical layout, 

functioning and operational requirements of the waste and 

recycling facilities shall be resolved through the site plan 

approval process. 

Peel District School Board Both School Boards responded that they are satisfied with the 
and Dufferin-Peel Catholic current provision of educational facilities for the catchment 
District School Board area and, as such, the school accommodation condition as 
(January 17, 2008) 

required by City of Mississauga Council Resolution 152-98 
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I ~~b,"m,y f-Comment Date Comment 

pertaining to satisfactory arrangements regarding the adequate 

provision and distribution of educational facilities need not be 

applied for these devel()pment applications. 

In addition, if approv~d,both School Boards require that 

conditions pertaining to the provision onocal school facilities 

and bussing of students to schools outside of the nonnal 

catchment area be included in the required development 

. agreements and any agreements of purchase and sale entered 

into. 

City Community Services The subject property is listed on the City's Heritage Register. 

Department - In accordance with City policies, the applicant is to submit a 

Planning, Development and Heritage Impact Statement prepared to the satisfaction of this 

Business Services Division Department, prior to the Supplementary Report. Should the 

(December 14,2007) applications be approved, prior to by-law enactment, a cash 

contribution for street trees will be. required. Further, prior to 
the issuance of any building permits, cash-in-lieu of park or 

other recreational purposes is required pursuant to Section 42 

ofthe Planning Act (R.S.O. 1990, c.P. 13, as amended) and in 

accordance with City policies and by-laws. 

City Transportation and The applicant is to provide an updated Acousti~ Impact Report 

Works Department to this Department for review to address the potential 

(January 17,2008) stationary noise impacts associated with the operations of the 

proposed loading area. The applicant is also to provide an 

updated Traffic Impact Study which addresses this 

Department's comments regarding background traffic, signal 

timing, and proposed access operations. Further, the applicant 

is to provide a copy of the Designated Substances Survey 

which was recommended in the submitted Phase I 

Environmental Site Assessment (ESA). 

Additional comments will be provided upon the receipt and 

review of the above-noted items. 

-
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I Agency 1 Comment Date I Comment I 
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 addIessed in a satisfactory manner: 
~ 

Community SerVices - Fire and Emergency Services Division 

Conseil Scolaire De District Catholique Centre-Sud 

Trans,.Northern Pipelines Inc. 

Rogers Cable 

Economic Development 

Bell Canada 
Credit Valley Hospital 

Enersource - Hydro Mississauga 

The following City Departments and external agencies were 

circulated the applications but provided no comments: 

Hydro One Networks Inc. 

Conseil Scolaire De District Centre-Sud-Ouest 

Go Transit 
~ 

CNRail 

Trillium Health Centre 
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School Accommodation 

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

• Student Yield: - • Student Yield: 

11 Kindergarten to Grade 5 23 Junior Kindergartento Grade 8 
6 Grade 6 to Grade 8 7 Grade 9 to Grade 12/0AC 
12 Grade 9 to Grade 12/0AC 

• School Accommodation: • School Accommodation: 

Whiteoaks P.S. St. Christopher Element~ School 

Enrolment: 497 Emolment: 566 
Capacity: 479 Capacity: 474 
Portables: 2 Portables: 2 

Hillcrest P.S. lona Secondary School 

Enrolment: 483 Emolment: 1099 
Capacity: 582 CapacitY: 723 
Portables: 0 Portables: 11 

Lome Park S.S. 

Enrolment: 1,336 
Capacity: 1,236 

- 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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Residential Intensification (Interim Policies) 

Section 3".2.4.1 (b) - Intensification outside the Urban Growth Centre will occur through the 

development of vacant or underutilized lands in accordance with the intent ofthis Plan . 
. 

Section 3.2.4.3 (a:) - Applications for residential intensificati~n not in compliance with Section 

3 .2.4.l.b and requiring amendments to Mississauga Plan will generally be considered premature. 

Increases in density may be considered where the proposed development is compatible in built 

form and scale to surrounding development,'enhances the existing or planned community and is 

consistent with the intent of this Plan. 

Section 3.2.4.3 (b) - Where there is BO restriction on the heights of buildings in the District 

Policies, any consideration to heights in excess of four (4) storeys will only be considered where 

it can be demonstrated that an appropriate transition in heights that respects the surrounding 

context will be achieved. 

Section 3.2.4.4 (a) - Development should be compatible with the scale and character of a 

planned residential area by having regard for the following elements: natural environment; 

natural hazards; natural heritage features/natural areas system; lot frontages and areas; street and 

block patterns; building height; coverage; massing; architectural character; streetscapes; h~ritage 

features; setbacks; privacy and overview; the pedestrian environment; parhng. 

Section 3.2.4.4 (b) - Development proposals will demonstrate compatibility and integration with 

surrounding land uses by ensuring that an effective transition in built form is provided between 

areas of different .development densities and scale. Transition in built form will act as a buffer 

between the proposed develop~ent and planned uses, and should be provided through 

appropriate height, massing, character, architectural design, siting, setbacks, parking, and open 

and amenity space. 

Section 3.2.4.4 (e) - Development applications sh?uld complete streets and existing development 

patterns. 

* The above noted policies are not exhaustive of what may be applicable, but are illustrative of key 
directions found in Mississauga Plan pertaining to residential intensification. 
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Recommendation PDC-0017-2008 

PDC-0017-2008 "1. That the Report dated February 26,2008, from the 
Commissioner of Planning and Building regarding the 
applications to amend the Official Plan from "Mainstreet 
Commercial" to "Residential High Density II - Special Site" 
and to change the Zoning from "C4" (Mainstreet Commercial) 
to "RA4-Exception" (Residential Apartment), to permit a 15 
storey, 124 unit condominium apartment building with 506 m2 

(5,447 sq. ft.) of ground level commercial uses under file 
OZ 05/043 W2, 607074 Ontario Limited, 1969 and 1971 
Lakeshore Road West, be received for information. 

2. That the correspondence from Lynda Fichtenau, Jianping 
Wang, Sandra Osborn, Colin McAlpine and V.H. Aiken 
advising of their opposition to the above noted development 
application, be received." 
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Proposed "C4 - Exception" Zone Provisions 

• Restaurants and take-out restaurants shall be excluded from the minimum 60 m (196.8 ft.) 
separation distance from residential zones. 

• Maximum number of apartment dwelling units: 113. 

• Maximum gross floor area - non-residential: 544 m2 (5,856 sq. ft.). 

• Maximum gross floor area - restaurant: 302 m2 (3,251 sq. ft.). 

• Maximum floor space index: 3.3. 

• Maximum building height: 15 storeys. 

• Minimum required resident parking for 2 bedroom apartment units: 1.25 spaces/unit, of 
which a maximum of 4 spaces may be provided in a tandem configuration. 

• Implementing Zoning By-law shall include an exception schedule to govern the location 
and/or size of: the buildable areas, building setbacks, build-to lines, landscaped buffer areas, 
driveways, surface parking areas, underground parking structure amongst other site layout 
details. 
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