MISSISSauGa

NOTICE OF THE PASSING OF
AN OFFICIAL PLAN AMENDMENT AND A ZONING BY-LAW

DATE OF NOTICE November 16, 2017

OPA NUMBER : OPA 73 (By-law 0189--2017)

ZONING BY-LAW NUMBER 0190-2017

DATE PASSED BY COUNCIL November 08, 2017

LAST DATE TQ FILE APPEAL December 05, 2017

FILE NUMBER 0Z 12/003 & OPA 73 | Ward 7

APPLICANT Levine Consultants Ltd.

PROPERTY LOCATION 2114, 2124 & 2130 Hurontario St. and 2095 to 2143 Grange Dr. The
subject lands are located in the Downtown Hospital and Cooksville
Neighbourhood Character Areas.

TAKE NOTICE that on November 08, 2017 the Council of the Corporation of the City of Mississauga passed the above noted
Cfficial Plan Amendment OPA 73 and Zoning By-law, under Section 17 cor 21 of the Planning Act, R.S.0., 1990, ¢.P.13, as
amended.

THE PURPOSE AND EFFECT of the Official Plan Amendment is to permit apartments, horizontal multiple dwellings, office uses,
ground level commercial uses and to add special sites in the Downtown Hospital and Cooksville Neighbourhood Character Areas.

The purpose of the Zoning By-law is to permit two apartment buildings fronting Hurontario Street and Horizontal mulfiple dwellings
fronting Grange Drive with commercial, office and medical offices also permitted. The Zoning By-law shall not come into force
until Mississauga Official Plan Amendment Number 73 is in full force and effect.

The decision of Council is final if a notice of appeal is not received on cor before the last day for filing a notice of appeal.
IF YOU WISH TO APPEAL to the Ontario Municipal Board (OMB), a copy of an appeal form is available from the OMB website at

www.omb.gov.on.ca An. appeal must be filed with the Clerk of the City of Mississauga, Attention: Diana Rusnov, 300 City Centre
Drive, Mississauga, Ontario L5B 3C1 no later than December 05, 2017.

Only individuals, corporations and public bodies may appeal a by-law to the Ontario Municipal Board. A nofice of appeal may not be
filed by an unincorporated association or group. However, a notice of appeal may be filed in the name of an individual who is a
member of the association or the group on its behalf.

No person or public body shall be added as a party to the hearing of the appeal unless, before the official plan amendment and/or
by-law was passed, the person or public body made oral submissions at a public meeting or written submissions to the City of
Mississauga Council or, in the opinion of the Ontaric Municipal Board, there are reasonable grounds to add the person or public
body as a party. .

The Notice of Appeal must:

1) set out reasons for the appeal; .

2) be accompanied by the fee in the amount of $300.00 payable to the Minister of Finance, and
3) be accompanied by a fee of $150.00, payable City of Mississauga.

4) Four (4) copies of the appeal package.

MORE INFORMATION: A copy of the Official Plan Amendment and Zoning By-law in their entirety can be found at
www.mississauga.ca/portal/cityhall/publicnotices or from Jonathan Famme of the City of Mississauga, Planning and Building
Department at (905) 615-3200 X 4229, or in person at the Office of the City Clerk, 300 City Centre Drive, 2nd Floor, Mississauga,
Ontario.

Sacha Smith, Deputy Clerk
Legislative Services,

Corporate Services Department
905-615-3200 X 4516



THE CORPORATION OF THE GITY OF MISSISSAUGA
BY.LAW NUMBER Q1897 20T

A by-law to Adopt Mississauga Official Plan Amendment No. 73
YWHERFEAS in accordance with the provisions 61‘ sections 17.or 21 of the

Pianning Act, R.5.0. 1990, ¢.P.13, as amended, ("Planning Act"} Council may adopt
an Official Plan or an amendment thereto;

AND WHEREAS, pursuant to subsection 17(10) of the Planning Act, the Ministry of
Municipal Affairs authorized the Regional Municipality okaeeI, ("Region"” or "Regicnal™) an

-approval authority, to exempt from its approval any or all propesed Local Municipal Official

Plan Amendments;

AND WHEREAS, Regional Council passed By-law Number 1-200C which exempted
all Loca! Municipal Official Plan Amendments adepted by local councils in the Region after
March 1, 2000, provided that they conform with the Regional Official Plan and comiply with
conditicns of exsmption; ' '

AND WHEREAS, the Commissioner of Public Works for the Region has advised
that, with regard to Amendment No. 73, in his or her opinion the amendment cenforms with

" the Regicnal Official Plan and is exempt;

AND WHEREAS, Council desires to adobt certain amendments to Mississauga
Offisial Plan regarding changes in land use designaticn from Office to Residential High
Density in the Downtown H'ospital Character Area, and Residential Low Density [ to
Residential High Density in the Cooksville Neighbourhood CHaracterArea;

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

ENACTS as follows:

1. ©  The document attached hereto, constituting Amendment No. 73 o Mississauga
-Official Plan, is hereby adopted. ' '

ENACTED and PASSED this ___ 53 day of Novernbser™ oo

APPROVED K%OML;{ QM
AS TO FORM | ‘
Gity Solicitor S 4 ’\M’U&

MISSISSAUGA . MAYOR

YT

e |21 | 10 (V- \Mm

CLERK




THE GORPORATION OF THE GITY OF MISSISSAUGA
BY-LAW NUMBER 219872017,

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

WHEREAS pursuant o sections 34 and 36 of the Planning Act, R.5.0. 1950, c.P.13;

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

NOW THEREFORE the Council of The Corporation of the City of Mississauga
ENACTS as follows: o
z
1. By-law Number 0225.-2007, as amended, being a City of Mississauga Zoning
By-law, is amended by adding the following Exception Table:

Tn a RA5-49 zone the permitted uses and applicable regulations shall be as specified for a
RAS zone except that the following uses/regulations shall apply:

-| Additional Permitted Uses

4.15.6.49.1 (1) Horizontal Multiple Dwellings
2y Uses permitted in a C4 zone as ch‘rﬂde in
Table 6.2.1 of this By-law

Regulations

415.6.49.2  The provisions contained in Table 2.1.2.1.1,
" Subsection 2.1.14 and Article 4.1.15.1 of this By—law
shall not apply

4.15.6.49.3  For the purpose of this By-law, all lands zoned RA5-49
shall be considered one lot

4.15.6.494 Horizontal multiple dwellings shell only be permitted
In Area 'A’ as identified on Schedule RA5-49 of this
Exception

4156495 TUses permitted m a C4 zone, as contained in Table 6.2.1
of this By-law, shall only be permitted within Area B'
as identified on Schedule RA5-49 of this Exception

4.15.6.49.6 - Uses permitted in a C4 zome, as contained in Table 6.2.1
-of this By-law, shall only be permitted on the first
storey of an apartment dwelling

4156487 Maximum floor space index - apartment 3.25
dwelling zone
4.15.6.49.8  Maximum height - Area 'A' . 10.7 m and
3 storeys
4,15.6.49.9  Maximum height - Area 'B' ) 90.0 m and
‘ - 20 storeys

4.15.6.49.10  For the purpose of this By-law, THurontario Street will be
deemed to be the front lot line -
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4.15.649.11 Minimum front yard

5.0m

4.15.6.49.12

Minimum rear yard

60m

4,15.6.49.13

Minimum inferior side yard - Area 'A'

"3.0m

4.15.6.49.14

Minimum interior side yard - Area B'

7.5m

4,15.6.49.15

Maximum encroachment of a roof, canopy or baleony
into the required front yard

5.0m

4,15.6.49.16

-~

Meaximum encroachment of a roof or balcony into the
required faterior side yard - Area 'B'

“15m

4.15.6.49.17

Minirmuin number of resident parking spaces per
bachelor unit, one-bedroom and two bedroom
apartment dwelling units

1.0

4.15.6.49.18

Minimum number of resident parking spaces per
three bedroom apartment dwelling units

13

4.15.6.49.19

Minimum number of resident parking spaces per
harizonta]l multiple dwelling unit

1.75

4.15.6.49.20

Minimum number of visitor parking spaées per
apartment dwelling unit

0.15

4.15.6.49.21

Minimum visitor parking spaces per horizontal
multiple dwelling unit

0.25

4.15.6.49.22

For the visitor component, a shared parking arrangement

may be used for the calculation of required
visitor/non-residential parking in accordance with the
greater of the required visitor parking spaces or the -
parling required for all non-residential uses

4.15.6.49.23

Minimmm setback from an aisle to any interior qu lime

00m

4.15.6.49.24

Minimum setback from a pﬁrldng structure completely
below finished grade to any lot line

0.0m

4.15.6.49.25

Minimun setback from a waste enclosure/loading area
10 a zone permitting detached or semi-detached
dwellings

1.75m

4.15.6.49.26

Minimum landscaped area

30% of the
lot area

4.15.6.49.27

Minimum depth of 2 landscaped buffer abutting a
lot line of 2 Residential Zone

3.0m

4,15.6.49.28

Minimum depthrof a landscaped buffer abuttiﬁg any
other lot Line ) :

15m

4.15.6.4929

Minimum amenity area

4.3 m* per
dwelling unit

Holding Provision

The holding symbol H i3 to be removed from the whols
or any part of the lands zoned H-RAS-49 by further
amendment to Map 15 of Schedule B contained in

Part 13 of this By-law, upon satisfaction of the
following requirements: :

Iy the submission of a sife plan that provides for
sufficient landscaping and buffers to adjacent
properties, and a redesighed internal roadway
(mininmm drive aisle width of 7.0 m) with

- parzilel parking spaces to the satisfaction of
the Planning and Building Department;
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Hoiding
Provisien,
(continued)

@ -

()

(4)

®

®)

M
®)

®

(10)
(1

(12)

(13)

(14}

{15)
(16)

(17

(18)

(19)

dedication of public easements for pedestrian
and vehicular access over the internal road
from the south limit of the site to the north, as
well 25 2 west to east public pedestrian
easernent from Grange Drive to Hurontario
Street to the satisfaction of the City;
resolution of mitigation measures to address
local fransportation operational issues to the
City's and Ministry of Transportation's
satisfaction;

submission of details to confirm certain
roadway and boulevard requirements for
Hurontaric Street and Grange Drive including
streetscape design and utility plan to the
satisfaction of the City; ' o
submission of an updated Noise Feesibility
Study reparding mitigation for the units and
outdoor living areas;

submission of & satisfactory Functienal
Servicing Report to ensure adequate servicing
and grading, including hydrant flow test, and
Region of Peel confirmation that there is
sufficient water capacity;

‘receipt of Region of Peel clearances that all
- PINS have been provided for the subject lands;

submission of a Geotechnical/Hydrogeological
Investigation, o the satisfaction of the
Transportation and Works Department, ta
assess the impact on groundwater levels by the
proposed development;

delivery of executed Development/Servicing
Agreements with the City, including provisions
to complete required municipal road works and
the construction of the storm sewer;

file a completed Record of Site Condition to the
satisfaction of the Ministry of Environment;
submission of an Air Quality Report to the
satisfaction of the Transportation and Works
Department;

" submission of a Phase II Environmenta)l Site

Assessment to the satisfaction of the
Transportation and Works Department;
submmission of a Letter of Reliance for
Environmental Site Assessroents to the
setisfaction of the Transportation and Works
Department;

provision of a Section 37 Agreement including
any community benefits;

establishment of any necessary easements;
provision of any required securities and fees;
receipt of clearance from the Ministry of
Tourism, Culture and Sport on Archaeological
Assessment; .

clearance from the Peel District School Board
that satisfectery arrangements have been made
for the provision and disiributien of educational
facilities; and, )

receipt of the necessary approvals from
Ministry of Transportation and Metrolinx.
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. 2. Map Nutmber 15 of Scheduls "B" to By-law Number $225-2007, as amended, being a

City of Mississanga Zoning By-law, is amended by changing therson from "R1" and
"O" to "H-RAS5-49", the zoning of Part of Lot 1, Rangé 3, Credit india.n Reserve, and
"O" to "H-RAS-49", the zoning Part of Lot 16, Concession 1, South of Dundas
Street, in .the City of Mississauga, PROVIDEf) HOWEVER THAT the "H-RA5-49"
zoning shall only apply to the lands which are shown on the attached Schednle "A",
which is deemed to be an integral part of thiS'By—laW, outlined in the heaviest broken:
line with the "H-RA5-49" zoning j-ndica’ted thereon.

3. This By-law shall not come into force until Mississauga Official Plan Amendment 73 .

-is in full force and effect.

ENACTED and PASSED this & dayof_ Novermber™ 2017.
APPREOVED

AS 7O FCHM

City Solicitor - MAYOR
MISSISBALIGA ‘ :

il AOF T

- g CLERK

Date 3\- Lo
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"

GREENLANDS OVERLAY

This is not a Plan of Survey. For accurate
dimensions, please refer to Plan of Survey
prepared by Avanti Surveying Inc,

dated July 10, 2010.

CITY OF MISSISSAUGA

215 AS.

RA5-4

BRoONTE COLLEGE- COURT

SHEROBEE ROAD

VE

GRANGE DRI
——— —

THIS IS SCHEDULE "A” TO
BY-LAW _¢!90 - 2017

PASSED BY COUNCIL ON

November 8, 2017

0Z 012003 W7



[\oacld}Prujecis{Aspanide s\ (Z026 OZ 12 003 W RPTiVestorixeapfion eeheduls-12003.dga

718 AS,

_GRANGE DRIVE

Note:

All measurements are in metres
and are minimum setbacks,
unless otherwise noted.

This is nafa Plan of Survey.

. . '

THIS IS SCHEDULE “RA5-49"

AS ATTACHED TO BY-LAW _O!%0 —2617

PASSED BY COUNCIL ON Nowengerd 2017

07 12003 W7



APPENDIX "A" TO BY-LAW NUMBER ©I90 ~ Dol 7

Explaration of the Purpose and Effect of the By-law

" The purpose of this By-law is to permit two apartment buildings fronti.ﬁg Hurontario Street

and horizontal muitiple dwclli.ngé fronting Grange Drive with commercial, office and

.medical offices also permitted.

This By-law amends the zoning of the property outlined on the attached Schedule "A" from
"R1" (Detached Dwellings - Typical Lots)- and "O" (Office) to "RA5-49" (Apartrnenf
Dwellings - Exception).

"RI" permits detached dwellings on lots with a minimum area of 750 m?, minimum frontages

of 22.5 m and a maximum height of 10.7 m.

"O" permits offices, medical offices, financial institutions, commercial schools, and

veterinary clinics with a maximum height of 19.0 m and 6 storeys.

Upon removal of the "H" provision, the "RAS5-49" will permit apartment dwellings with a :

maximum height of 29 storeys, horizontal multiple dwellings with & maximum height of

-3. storeys, and commercial, office and medical office uses. The maximum FSI for this zone is

3.25, There are also” exceptions for setba.cks., encroachments, ‘parking, landscaping and

amenity aree.

Location of Lands Affected

On the west side of Hurontario Street and east side of Grange Drve, north of Harbom Road
in the City of Mississanga, as shown on the atiached Map designated as Schedule "A™

Further informiation regarding this By-law may be obtained from the City Planning and -

Building Department at 905-615-3200 ext. 4199.

http://teamsites. mississauge.ca/sites/1 8/Bylaws/OZ 12,003 by-law.jf jmee.docx

Page 7of 7




Amendment No. 73
to

Mississauga Official Plan



By-law No. 0189 - 20t7

A by-law to Adopt Mississauga Official Plan Amendment No. 73

WHEREAS in accordance with the provisions of sections 17 or 21 of the
Planning Act, R.8.0. 1990, c.P.13, as amended, ("Planning Act") Council may
adopt an Official Plan or an amendment thereto;

AND WHEREAS, pursuant to subsection 17(10) of the Planning Act, the
Ministry of Municipal Affairs authorized the Regional Municipality of Peel
("Region" or "Regional"), an approval authority, to exempt from its approval any
or all proposed Local Municipal Official Plan Amendments;

AND WHEREAS, Regional Council passed By-law Number 1-2000 which
exempted all Local Municipal Official Plan Amendments adopted by local
councils in the Region after March 1, 2000, provided that they conform WIth the
Regional Official Plan and comply with condmons of exemption;

AND WHEREAS, the Commissioner of Public Works fbr the Region has
advised that, with regard to Amendment No. 73, in his or her opinion the
amendment conforms with the Regional Official Plan and is exempt;

AND WHEREAS, Council desires to adopt certain amendments to ,
Mississauga Official Plan regarding changes in land use designation from Office
to Residential High Density in the Downtown Hospital Character Area, and
Residential Low Density | to Residential High Density in the Cooksville
Neighbourhood Character Area; ' :

NOW THE'REFORE the Council of The Corporation of the City of
Mississauga ENACTS as follows:

1. The document attached hereto,'constituting Amendment No. 73 to
Mississauga Official Plan, is hereby adopted.

ENACTED and PASSED this ?“’ ' dayof Movemben. 2017,

Slgnedm WM Signed L%"/

MAYOR CLERK



Amendment No. 73
to

Mississauga Official Plan

The following text and Map "A" attached constitute Ame-ndment No. 73.

- Also attached but not constltuttng par’[ of the Amendment are Appendices I
and lI. :

Appendlx lisa descnptlon of the Pubhc Meetmgs held in connec’uon wnth this
. Amendment.

Appendlx Ilis a copy of the Plannlng and Bmldmg Department report dated
- October 5, 2017 pertalnlng to this Amendment



PURPOSE

The purpose of this Amendment is to permit apartments, horizontal multiple
dwellings, office uses, ground level commercial uses and to add special sites in -
the Downtown Hospital and Cooksville Neighbourhood Character Areas.

- LOCATION

The lands affected by this Amendment are located at 2114, 2124 and 2130
Hurontario Street and 2095 to 2143 Grange Drive. The subject lands are located
in the Downtown Hospital and Cooksville Neighbourhood Character Areas, as
identified in Mississauga Official Plan, . '

BASIS

Mississauga Official Plan came into effect on November 14, 2012, save and
except for the outstanding site specific appeals to the Ontario Municipal Board.

A portion of the subject [ands is designated Office - Special Site 3 (Downtown
Hospital) which permits major and secondary offices and accessory uses,
post-secondary educational facilities, and funeral homes and nursing homes.
The site is within a Special Site policy area, the goal of which is to maintain
vegetation cover and provide a positive scale transition between Hurontario
Street and existing residential development to the west.

The rear portion of the subject [ands is designated Residential Low Density | -
Special Site 4 (Cooksville Neighbourhood) which permits detached dwellings.
The Special Site policies require generous setbacks and lot sizes, landscaping
and house designs which fit the scale and character of the area.

The proposed Amendment is to permit apartments, horizontal 'rhultiple dwellings,
office uses, ground ievel commerc:lal uses, with a mammum floor space index
(FSI) of 3.25. . '

The proposed Amendment is acceptable from a planning standpomt and shou!d
be approved for the fol[owmg reasons:

1. Thesiteis partlally located on an lntensmcat]on Corridor that will be served
by light rail transit and also is partially within the City's Urban Growth
Centre. ,

2. The proposed high density mixed-use development is generally compatibie
with both the surrounding and future land uses contemplated for this urban
corridor and provides for a transition in scale with the low rise
neighbourhood to the west through the introduction of back to back
townhomes



1.

"DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

Section 1 25 Downtown Hospital, of Mississauga Official Plan, is hereby
amended by adding Special Site 5 on Map 12-5: Downtown Hospttal
Character Area in accordance with the changes to the Special Site Policies.

Section 12.5.4, Spéélal Slte.Pohcles Downtown Hospital Character Area of

‘Mississauga Ofﬁc‘,la[ Plan, is hereby amended by deletmg the Site 3 map and

- replacmg it with the followmg

12543 Site3

GUEENSWAY WEST

MUENDALE
/—’J RAVENDALE
A

Section 12.5.4, Special Site Policies, Downtown Hospltal Character Area of
Mississauga Oﬁ' cial Plan, is hereby amended by addmg the following:

12545 Site 5

B S—

QUEENSWAY WEST

CAMILLA]
L.

e e—

12.5.4.5.1 The lands identified as Special Site 5 are located on the west side

-of Hurontario Street, north of Harborn Road.



12.5.4.52 Not\mthstandlng the pol|0|es of this Plan the followmg addltlonal
policies will apply: _

a. ground level commerc:1al uses will be permlﬁed

b. office uses will be permitted; and, .

c. a maximum of fwo towers, one with a maximum height of 26 storeys amd
the second with a maximum height of 29 storeys, will be permitted.

. Section 16.6, Cooksville Neighbourhood Character Area of Mississauga

Official Plan, is hereby amended by adding Special Site 8 on Map 16-6:

Cooksville Neighbourhood Character Area in accordance with the changes to

the Special Site Pohmes ‘

‘ Section 16.8.5, Special Site Policies, Cooksville Neighbourhood Character

Area of Mississauga Official Plan, is hereby amended by deleting the Site 4
map and replacing it W|th the following: _

16.6.5..4,  Site 4




6. Section 16.6.5, Special Site Policies Cooksville Neighbourheod Character
Area of Mississauga OfflClat Plan is hereby amended by addlng the
following: : _ .

. 16-.6.5.8 site_s

CAMILLA
PL.] .

16.6.5.8.1 The Iands identified as Special Site 8 are [ocated on the east Slde
of Grange Drive, north of Harborn Road.

16.6.5.8.2 NotWIthstandlng the policies of this Plan only horlzontal multiple
dwellings will be permitted.

7. Schedule 10, Land Use Designations, of Mississauga Official Plan, is hereby
amended by changing the land use designation of the subject lands from
. Residential Low Density | and Office t6 Re5|dent|al High Density, as shown
on Map "A" of this Amendment



IMPLEMENTATION

Upon the approval of this Amendment by the CounCLI of the Corporatton of the
City of Mississauga, Mississauga Official Plan will be amended in accordance
with this Amendment.

The lands will be rezoned to implement this Amendment.

. This Amendment has been prepared based on the Off" ice Consolldatlon of
-MlSSlssauga Offmal Plan August 2, 2017.

INTERPRETATION

The provisions of Mississauga Official Plan,:as 'amended. f'romtime to time
regarding the inte_rpretation of that Plan, will apply in regard to this Amendment.‘ 7

- This Amendment supp!ements the intent and policies of Miss1ssauga Official .
Plan. o ‘ .

http.//teamsites mississauga cafsites/18imopaloz 12.003 mopa 73.jfjmcec.doex
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APPENDIX |

PUBLIC MEETING

All property owners within a radius of 120 m of the subject lands were invited to
attend Public Meetings of the Planning and Development Committee held on
November 19, 2012; October 26, 2015 and October 30, 2017 in connection with
this proposed Amendment.

The resideht comments are summarized in the report dated October 5, 2017
included in Appendix il. '



-Clty of Mississauga
Corporate Report

Appendix It

v

MissISsauGa

Date: October 5, 2017

To:  Chair and Members of Planning and Development
Committee

From: Edward R. Sajeckl Commlssmner of Planning and
Building

Originator's file:
0Z 12/003 W7

Meeting date:

- 2017/10/30

Subject
RECOMMENDATION REPORT, (WARQ‘.Q

Applications to permit two apartment buildings (29 and 26 storeys) consisting of 521
units with retail commercial uses on the ground floor and 49 back to back townhome
dwellings, 2114, 2124 and 2130 Hurontario Street and 2095-2143 Grange Drlve,

west side of Hurontario Street, north of Harborn Road
Owner; Gordon Woods Development Limited
‘File: OZ 12/003 W7 '

Recommendation

1. That the applications under File OZ 12/003 W7, 2114, 2124 and 2130 Hurontario Street and
2095-2143 Grange Drive toc amend Mississauga Official Plan to Residential High Density
— Special Site; and to change the zoning to RA5-Exception (Apartment Dweliings) to:
permit two apartment buildings (29 and 26 storeys) consisting of 521 units with retail
commercial uses at grade, and 49 back to back townhome dweilings, in accordance with
the revised proposed zoning standards described in Appendix 5 be approved, subject to the
condltlons referenced in the staff report including the addition of an “H” Holdlng Symbol

(H-RAS5-Exception) to the zoning of the lands.

2. That the applicant agree to satisfy all the requirements of the C]ty and any other external -

agency concerned with the development

3. That the decision of Council for approval of the rezoning application be considered null end '
void, and a new development application be required unless a zoning by-law is passed

within 18 months of the Council decision.



Planning and Development Committee ‘ 2017/10/05 2

Originator's file: OZ 12/003 W7

4. Notwithstanding subsection 45.1.3 of the Planning Act, subsequent to Council approval of
the development application, the applicant can apply for a minor variance apphcatlon
provided that the helght and FSI shall remain the same.

Report Highlights

 Comments were received from the public regarding height, density, impact on character '
of the area, traffic, and lmpacts on the water table:

* The applications are recommended for approval for several reasons including the
provision of intensification along an Intensification Corridor and within the Urban Growth
Centre and a mix of medium and high density housing in a mixed use building with retail
commercial and/or office in a transit supportive form fronting the Hurontario nght Rail
Transit corridor. -

- e While most comments have been received, there are some outstanding requirements
that necessitate the inclusion of an “H” Holding Symbol to the zoning of the lands.

~Background | =

~ Public meetings were held by the Planning and Development Committee on November 19, 2012
and October 26, 2015, at which time Planning and Building Department Information Reports .
(Appendix 1) were presented and received for information. Recommendation PDC-0061-2015
was then adopted by Councit on October 28, 2015. Following the second public meeting in
October 2015 the applicant has worked with the Ministry of Transportation (MTO), Metrolinx and
the City's Transportatlon and Works Department to provide a full assessment of traffic and
possible Light Rail Transit impacts. In addition, the applications were amended in May 2017 to
reduce the 32 storey tower to 29 storeys and increase the 25 storey tower to 26 storeys with the. -
total number of apartment units being reduced from 545 units to 521 units. The back to back
townhomes being proposed remain the same at 49 units (see Revised Site Plan in Appendix 2
and Revised Elevations in Appendix 3.

Recommendation PDC-0061-2015

That the report dated October 2, 2015 from the Commissioner of Planning and Building
regarding the applications by Gordon Woods Development Limited to permit two apartment
buildings (32 and 25 storeys) consisting of 545 units with retail commercial uses at grade, and
48 back to back townhouse units within four blocks under file OZ 12/003 WT at 2114, 2124 and
2130 Hurontarlo Street and 2095-21 43 ‘Grange Drive, be received for information.

In addmon to the formal public meetlngs Councillor Ianmcca held a community open house on
June 7, 2012 a focus group meeting on October 1, 2012, a community meeting on

September 23, 2015, and an information session on the Future of Cooksville and the Hurontario
corridor on'November 26; 2015, :
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- Given the amount of time since the public mééting, full notification was provided in accordance
with the Planning Act. B

' COMMUNITY COMMENTS

-Comment

There was a concern with the potential for future traffic, on-street parking, and road safety on

Harborn Road and Grange Drive, given the existing parking and loading problems experienced
from the commercial plaza to the south and congestion around the intersection of Harborn Reoad
and Hurontario Street. :

Response

There are no plans to change Grange Drive from a dead end road, as the Bronte Coliege
campus is |mmed|ately to the narth. An opportunity has been identified to establish an internal
north-south private roadway connection within the development block with the intention to aiso
extend into the lands to the north and to the south upon any redevelopment so that there would
be a link betweeh Harborn Road and Bronte College Drive. To this end, the applicant acquired
two additional properties to the north to form part of their proposal and allow for the road to
connect should the lands to the north redeveiop. ' '

While the existing parking and loading concerns related to the commercial plaza at

the corner are independent of this proposal, the additional traffic generated by this proposal -
would increase potential conflicts. The Ministry of Transportation (MTO) and Transportation and
Works Department will work with the applicant to further assess the traffic conditions and
explore potential mitigation measures to address local operational issues such as queuing at the
Harborn Road and Hurontario Street intersection prior to lifting the “H” Holding Symbol.

The application now proposes 1 space per unit for 1 and 2 bedroom apartmént units; 1.3 spaces
per unit for 3 bedroom apartment units; with 0.15 visitor spaces per apartment unit; and 1.75
spaces per townhome unit with 0.25 visitor spaces per townhome unit. Commercial parking is
to be shared with visitor parking spaces at the higher of the two requirements. This reduction
has been justified and is supported by staff.

Comment

There was concern that the proposal would change the rural cross section character of Grange
Drive (no curb and gutter or sidewalks - 6 m (19.7 ft.) wide asphalt road), with the proposed
access onto Grange Drive. '

Response _ :

If the proposal maintains the access as proposed to Grange Drive, and were to be approved,
there would be a substantial increase in traffic along Grange Drive, and the increased density
proposed on the east side of the road would necessitate a wider road cross-section with parking
on one side, facilities to accommodate increased pedestrian/cycling movements including
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S|dewalks and street tree corridor, substantlally changing the character of this road from its rural
cross section.

It is recommended that the developer pay for the necessary road improvements and that these
requirements and fees be conditions contained in a Development Agreement to be executed
prior to the lifting of the "H” Holding Symbol. -

Comment

There was concern with the fraffic issues that could result from the installation of Light Rall
TranSIt_ along Hurontario Street limiting left turns. Residents want any proposed development
to only have access from Hurontario Street, and not internally to the neighbourhoed.

Response ‘ ‘

The proposed construction of nght Rail Transit along Hurontaric Street Wl|| remove one
automobile lane in each direction on Hurontario Street and will prevent left turn movements to
access the property from Hurontario Street. As a result, the applicant has proposed a

~ secondary access from Grange Drive. This secondary access is to be designed as a restricted
access so that residents of the proposed development would only be able to exit from the site to
Grange Drive. The access design will not permit the site residents to travel north on Grange
Drive to enter the site. The Ministry of Transportation (MTO) and Transportation and Works
Department will work with the applicant to further assess the traffic and explore potential
mitigation measures to address local operational issues such as.queuing at the Harborn Road
and Hurontario Street intersection prier to lifting the “H” Holding Symbol.

Comment

The proposed townhomes are not in keeplng with the intended character of the area and the
-special site policy in the official plan for Gordon Woods. There is a concern that this proposal
would change the nature of the Gordon Woods Community. The Berkeley townhomes to the
south are viewed as an exception adjacent to the commercial plaza and are not reflective of the
community, and a detached dwelling was required at the north of the Berkley project to signal
the end of the extension of townhomes into the detached residential community. '

Response
See Planning Comments section of this report.

Comment

~ There is concern with the he|ght of the towers pr0posed on Hurontario Street, as currently a.
maximum of 6 storeys is permltted in the zoning by-law by the office zoning and the tall
buildings are located on the east side of Hurontario, not on the west side. Hurontario Street,
within this area, is viewed as the transition area, rather than Grange Drive. Height concerns
included incompatible character, shadows, and overlook, and instead, this building belongs in
the Downtown Core. : :
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Response
See Planning Comments section of th|s report

Comment _ ,

There were concerns with impacts to the many mature trees within this Residential Woodiand,
and preservation of the green areas. It was asked whether any Environmental Reports were
done. -

Response :

An Arborist Report and Phase 1 Environmental Site Assessment were submitted and rewewed
by the City. A Phase I} Environmental Site Assessment has been prepared by the applicant but
has not yet been reviewed by the City. The proposed development covers the entirety of the
site including underground parking, which would not allow for retention of any of the existing
trees. Through the site plan process, City staff will encourage a green roof and new tree -
planting on the site. | '

Comment | :
There were concerns with potentlal flooding, and |mpacts to the water table and mature trees in
the neighbourhood resulting from water displacement from the proposed development.

' Response
Staff have requested both a Phase I Env1ronmental Site Assessment and Geotechnical/ -
Hydrogeological Investigation to ensure there are no |mpacts to the water table.

Comment :
The issue of noise, from bath the constructlon period, and day to day operatlons once bullt was
raised. :

Response _
~All construction within the City must abide by the City’s Noise By-law and operate within

prescribed daytime hours. The applicant has submitted a noise study as part of the proposal,
and no adverse impacts are anticipated.

There were also several letters of support-submitted for the proposal.

UPDATED AGENCY AND CITY DEPARTMENT GOMMENTS

Transportation and Works _
Comments updated September 13, 2017, state that the followmg matters remain outstandlng

» Details to confirm certain roadway and boulevard requnrements for Hurontario Street and
Grange Drive; : ‘ :
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» Update o the Noise Feasibility Study regardlng mltlgatlon for the unlts and outdoor fiving
areas;

» Provision of a satlsfac’cory Functional Servicing Report to ensure adequate servicing

- and grading;

s Submission of a Geotechnlcal!HydrogeoIog|cal Investigation to assess the |mpact on
groundwater levels by the proposed development;

« The Phase 1 Environmental Site Assessment (ESA) indicated that the proposed
development is within the potential influence area of a funeral home/crematorium. The
applicant was requested to submit an Air Quality Report to assess the impacts of odours
and other air quality issues on the proposed development. This report has not been
provided to date. A Phase || ESA was further required from the applicant based on the
findings of the Phase | ESA. This report has also not been provided to date;

s The City is in receipt of a Traffic Impact Study (TIS) dated March 29, 2016. Subsequent
fo the TIS submission, the Ministry of Transportation (MTQ} in collaboration with the City
and Metrolinx, commenced an area wide traffic analysis of Hurontario Street and the
surrounding road/freeway network jn January 2017. It was determined that 4s part of the
MTO’s analysis, the impacts of the subject site (2120 Hurontario Street) proposal be
assessed. The analysis conducted by the MTO indicates that the impacts of the fraffic
generated by the development is low and that the traffic associated with the
development can be accommodated on the network. A further traffic review by the MTO
is required as the City will work with both the applicant and MTO to explore potential
mitigation measures to address local operational issues (e.g. queuing at the Harborn
Road and Hurontario Street intersection).

« Enter into a Development Agreement with the City, including prov15|ons to complete

certain municipal road works and the construction of the storm sewer,

Complete and file a Record of Site Condition;

Provide a Letter of Reliance for Environmental Site Assessments

Establish any necessary easements, including public easements

Provide any required securities and fees;

Obtain the necessary approvals from MTO and Metrolinx.

As the above noted items requested remain outstanding, the Transportation and Works
Department i is not in favour of this application proceedlng until the outstanding matters have
been satisfactorily resolved ‘

It is our understanding that the Planning Department may recommend an “H” holding zone
category be placed on these lands. Should the application be approved in principle, an “H’
holding zone is to be placed on these lands, the outstanding matters noted above are to form
part of the conditions to lift the “H” holding symbol and implementation of the By-law.

Community Services |

Comments updated April 10, 2017, state that the proposed development will be serviced by
Camilla Park (P-028) which is approximately 462 meters (1,516 ft.) from the subject site, east of
Hurontario Street, and includes 2 play sites, an unlit mini soccer field and a walkway. '
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Prior to by-law enactment, a cash contribution for street tree planting will be required for
Grange Drive which will be secured through a satisfactory Development and/or Servicing
Agreement. Furthermore, prior to the issuance of building permits, cash-in-lieu for park or other
public recreational purposes is required pursuant to Section 42 of the Planning Act and in’
accordance with City's Policies and By-laws. BN

Fire -

Fire and Emergency Services advised that they have significant concerns with the current
proposal of only a right-in/right-out access from Hurontaric Street which goes undemeath part of
the building (podium) that could be compromised in a fire situation, as a gate arm is now
proposed along the Grange Drive access to prevent entry {only allows vehicles to exit onto
Grange Drive). A secondary point of access will be required and Fire has indicated that they
may be able to have key access for the rear gate in the event of an emergency to allow access.
Details will be required to be worked out with Fire prior to site plan approval.

School Accommodation

[n comments, dated April 11, 2017, the Dufferin-Peel Cathollc District School Board indicated
that it has no obJectlon with the further processing of the applications, while the Peel District
School Board indicated that there is no available capacity to accommodate students generated
by these applications.

On May 27, 1998, Council'edopted Resolution 152-98-which, among other things, requires that -
a Bill 20 development application include the following as a condition of approval:

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
developerlappllcant and the School Boards for the subject development

PLANNING COMMENTS
Provincial Policy Statement (PPS) and Growth Plan for the Greater Golden Horseshoe

The Provincial Policy Statement (PPS), contains the Province's policies concerning land use
planning for Ontario. All planning decisions are required to be consistent with these poiicies.
The PPS encourages intensification of land within urban areas, promotes efficient use of
infrastructure and public facilities, encourages mixed use developments and the support of
public transit.

The Provincial Growth Plan for the Greater Golden Horseshoe (Growth Plan) directs
municipalities to "identify the appropriate type and scale of development in intensification
areas". lf states that intensification areas will be planned and designed to "achieve an
appropriate transition of buitt form to adjacent areas". The PPS and Growth Plan indicate that -
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. development must be governed by appropriate standards including den5|ty and scale. These
pohcnes are implemented through Mississauga' s Official Plan

The proposed development adequately takes into account the existing context and provides a
transition of built form to adjacent areas as referenced in the Official Plan section below.

Official Plan :

The proposal does not conform to MlSSlssauga Official Plan. With the forthcoming construction
of the Hurontario LRT, the current use and density do not reflect that the site is next to an LRT
stop. The proposal requires an amendment to the Mississauga Official Plan Policies from Office
— Special Site 3 {(Downtown Hospital) and Residential Low Density | — Special Site 4

~ (Cooksville Neighbourhood) to Residential High Density — Special Site to permit hdrizontal
multiple dwellings (back to back townhomes), office uses and ground level commerciat uses in
addition to apariments with a maximum helght of 29 storeys and a maximum Floor Space Index
(FSI) of 3.25.

Section 19.5.1 of Mississauga Official Plan prowdes the foliowing criteria for evaluating site
speclflc Official Plan Amendments: '

'« Will the proposal adversely impact or destabilize the overall intent, goals and
~ objectives of the Official Plan; and the development or functioning of the remaining
. lands which have the same designation, or neighbouring fands? :

« Are the lands suitable for the proposed uses, and are the proposed fand uses
compatible with existing and future uses of the surrounding lands?

» Are there adequate engineering services, community infrastructure and multl-modal
transportation systems to support the proposed application?

s Has a planning rationale with reference to Mississauga Official Plan policies, other
relevant policies, good planning principles and the merits of the proposed -
amendment in comparison with the existing des;gnat:on been provided by the
applicant?

The subject lands have frontage on Hurontario Street, which is an Intensification -Corridor, and
are partially within the Downtown Hospital Character Area, which is within the City’s designated
Urban Growth Centre. Mississauga Official Plan states that the focus for intensification will be
Intensification Areas, which are the Downtown, Major Nodes, Corporate Centres, Intensification
Corridors and Major Transit Station Areas. It also encourages compact, mixed use
development that is transit supportive, in appropriate locations, to provide a range of local
live/work opportunities. A mix of medium and high density housing, community infrastructure,
employment, and commercial uses, including mixed use residential/commercial buildings and
 offices are encouraged. '

Althoughl not identified in the Official Plan, this site could be seen as a gateway into the-south |
terminus of the Urban Growth Centre. The six storey podium establishes a streetwall that is
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suitable for Hurontario Street. The towers will be visible from the Queen Elizabeth Way and will
serve as a landmark with the transition to townhomes on the western portion of the site
providing a clear delineation between the higher density on Hurontario Street and the low
density stable neighbourhood to the west that is generally consistent with the objectives of the
Official Plan. '

The'exis_ting built form context along Hurontario Street is somewhat inconsistent. There are low
2 storey buildings and apartment buildings that are 10 to 12 storeys on the east side of

- Hurontario Street with a 19 and 25 storey tower set further back. Although the Official Plan has
established a certain urban hierarchy of heights, increasingly the City is approving heights and
densities that recognize Hurontario Street as Mississauga’s dominant corridor. A range of
heights from 2 storeys to 25 storeys can be found in the area, while greater heighis are located
further north on the Hurontario Corridor in closé proximity to the Downtown Core.

The Official Plan policies use angular planes as a means to address transition and compatibility
and although this site does not meet the 45 degree angular plane, the slim tower form would
-have less impact than a slab building. 'The applicant has provided renderings to show the view
of the proposal from different vantage points within Gordon Woods (see Appendix 4).

With respect to sun shadow impacts, the reports submitted indicate that the streetscape
(sidewalk) on the. opposite side of Hurontario Street will be in shade for more than 2 consecutive
hours during the peak peried between 12:12 pm and 2:12 pm-(is in shade from 12:12pm tc
sunset), which while it does not meet the City’s standards for shadow impact, is considered
acceptable in this case. '

Although today the intersection of Harborn Road and Hurontario Street is functioning at capacity
with critical movements operating over capacity, the City is moving towards being more transit
oriented. Trillium hospital is located to the north and have future plans for expansion (adding
approximately 379 new beds). This site will bring new housing stock in proximity to a major
employer. Should the project have office and commercial space within the podium, there may
be an opportunity for uses that support the hospital. As a result, the proposal generally
supports those goals and objectives of the Official Plan.

The proposed land uses are compatible with existing and future uses of the surrounding lands.
The east side of Hurontario Street contains existing higher density apartments and there are
office and hospital uses to the north and a commercial plaza to the south. The western portion
of the subject lands (2095-2143 Grange Drive) is part of the Cooksville Neighbourhood and
would require an amendment to accommodate the proposed development. This area is
proposed to contain back to back townhomes that will serve as a buffer between the low density
neighbourhood to the west and the proposed towers. The area is planned for further _
intensification in the future with the introduction of light rail transit (LRT) along Hurontario Street.
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The applicant has also provided a Pianning Justification Report in support of the applicatiohs
that has concluded that the proposal represents good planning and is consistent with the intent
of the Official Plan. Based upon the comments received from the applicable City departments -
and agencies, with the exception of traffic capacity, and upon confirmation from the Region of
Peel regarding water capacity, the existing |nfrastructure is-adequate to support the proposed
development.

Zoning ..

The proposed RAS5-Exception zone as outlined in Appendlx 5is approprlate to accommodate

- the proposed apartments with retail commercial uses on the ground floor and horizontal multiple
dwelli.ngs (back to back townhomes). - The zoning would also allow for office uses.

Bonus Zoning

- Council adopted Corporate Policy and Procedure 07- 03-01 — Bonus Zoning on September 26,
2012. In accordance with Section 37 of the Planning Act and policies coniained in the Official
Plan, this policy enables the City to secure community benefits when increases in permitted
height and/or density are deemed to be good planning by Council through the approval of a
development application.

. Should these applications be approved by Council; staff will hold discussions with the applicant

to secure community benefits and return to Council with a Section 37 report outlining the
. recommended benefits and corresponding contribution amount.

_Site Plan
Prior to development of the lands, the applicant will be required to obtain Site Plan approval No
site plan application has been submitted to date for the proposed development.

"H" Holdlng Provision

There exist & number of outstanding technical matters that must be addressed prior to allowing
for site plan approval and any building permits to be issued. As a result, the Zoning By-law will
incorporate an "H" Holding provision which can be lifted upon clearance of conditions.

Section 19.7 of Mississauga Official Plan (MOP) permits the enactment of an "H" Holding
Provision to implement the policies of MOP for staging of development and specific
requirements. In light of the outstanding development issues, staff recommend that the Zoning
By-law incorporate an "H" Holding Provision until such time as the following matters have been
satisfactorily addressed

» Submission of a site plan that provides for sufficient landscaping and buffers to adjacent
~ properties, and a redesigned internal roadway (minimum drive aisle width of 7 metres)
with parallet parking spaces fo the satisfaction of the Planning and Building Department;
» Dedication of public easements for pedestrian and vehicular access over the internal
road from the south limit of the site to the north, as well as a west-to-east public
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pedestnan easement from Grange Drive to Hurontario Street to the satisfaction of the
City; '
« Resolution on mitigation measures to address local transportatlon operatlonal issues to
the City and MTO’s satisfaction;
. Demgna’uon of a fire route to the satisfaction of Fire and Emergency Services;
- Provision of details to conf irm certain roadway and boulevard requirements for
" Hurontario Street and Grange Drive including streetscape desrgn and utility plan to the
satisfaction of the City;
e Updated Noise Feasibility Study regarding mrtlga’uon for the units and outdoor living
areas;
» Provision of a satisfactory Functional Servrcmg Report to ensure adequate servicing and
grading, including hydrant flow test so Region can confirm suffi cient water capacity,
» Regional clearance that all PINS have been provided for the subject Iands
e Submission of a Geotechnical/Hydrogeological Investigation to assess the impact on
groundwater levels by the proposed development;
« Enter into a Development and Servicing Agreement with the City, including provisions to
complete certain municipal road works and the construction of the storm sewer;
» Complete and file a Record of Site Condition;
. Provision of an Air Quality Report;
¢ Provision.of City clearance on Phase Il Environmental Site Assessment;
e Submit a Letter of Reliance for Environmental Site Assessments;
« Provision of a Section 37 agreement including any community benefits;
» Establish any necessary easements; o
» Provide any required securities and fees;
o Receipt of Ministry clearance on Archaeological Assessment; :
e Clearance from Peel District School Board that satisfactory arrangements have been
made for the provision and distribution of educational facilities;
* Obtain the necessary approvals from MTO and Metrolinx.

Upon confirmation that the above-noted matters have been satisfactorily addressed, the "H"
Holding provision would be removed by further amendment to the Zoning By-law. This is
required prior to issuance of site plan approval and any building permits.

'; Green Development Initiatives :
Staff will work with the applicant through the site plan process to encourage low impact
development and sustainable design features.

Financial Impact

Development charges will be payable in keeping with the requirements of the Development
Charges By-law of the City. Also, the flnanCIaI requirements of any other commenting agency
must be met. :
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Concluswn

The proposed Official Plan Amendment and Rezoning are acceptable from a planmng
standpomt and should be approved for the following reasons:

1. The proposed development of two apartment buildings (29 and 26 storeys) consisfing of
521 units with retail commercial uses at grade, and 49 back to back townhome dwellings is -
generally consistent with the overall intent, goals and objectives of Mississauga Official
Plan as the site is partially located on an Intensification Corridor that will be served by light
rail transit and forms part of the Downtown Hospital Character Area, part of the City’s Urban
~ Growth Centre.

2. The proposed high density mixed use development is generally compatible with both the
surrounding and future land uses contemplated for this urban-corridor, and provides for a
transition in scale with the low rise neighbourhood to the west through the introduction of
back to back townhome dwellings.

3. The proposed official plan provisions and zoning standards, as identified, are appropnate to
accommodate the requested uses.

Prior to the passage of the implementing official plan amendment and zoning by-law by Council,
the applicant will be required to execute a Section 37 agreement to the satisfaction of the City.

Attachments

Appendix 1: Information Reports

Appendix 2: Revised Site Pian

Appendix 3: Revised Elevations

Appendix 4; Perspectives

Appendix 5: Revised Proposed Zoning Standards

Edward R. Sajecki,
Commissioner of Planning and Building
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Date:  October 2, 2015
' Meeting date:
To: Chair and Members of Planning and Development '
Committee --2015M10/26
From: EdwardR. Sajeckl Commlssmner of Plannmg and
: Building '
Subject

" PUBLIC MEETINGIINFORMATION REPORT (Ward7)
2114,2124 and 2130 Hurontarie Street and 2095-2143 Grange Drive, west side of Hurontario
Street, north of Harborn Road
Applicant: Gordon Woods Development Limited ‘
Applications to permittwo apariment buildings (32 and 25 storeys) consisting of 545 units with

retail commercial uses on the ground floor, and 49 back to back townhouse dwellings

Recommendation

That the report dated October 2, 2015 from the Commissioner of Planning and Buiding regarding the
applications by. Gordon Woods Development Limited o permit two apartment buidings (32 and 25
storeys) consisting of 545 units with retall commercial uses at grade, and 48 back to back townhouse units
within four blocks under fie OZ 12003 W7, at 2114, 2124 and 2130 Hurontario Street and 20952143
Grange Dnve be received for information.

Report Highlights

-Thlsreporthasbeenpreparedforasecorﬁpubhcmeehngtohearfrommecommunﬁyonhe
revised proposal. The inifial proposal was brought to a public meefing on November 19, 2012 (see
Iformation Report in Appendix 1);

« The project does notconfonnwmmeofﬁce-Site 3 Downiown Hospital) and Residertial Low
Density FSite 4 (Cookswille) designations and requires an afficial plan amendment and rezoning; -

* Community concems idertified todaterelatetohaght, densrty mpactoncharacbr of the area .and
trafﬁc .

. Pnortothen@dreport, matterstobeaddressed include assessmert of the appropnat@ness of the
proposed applications, demonstraing an approprate franstion of scale between the Downtown
Hospital District on Hurontario Street and the Gordon Woods stable residential neighbourhood to the

| west, consideration of the relationship o the surmounding areacorﬁeﬂandcharacter provision of

034 .
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appropriate landscaping, and resolution of traffic issues and senicing.

Background

The applications have been circulated for technical comments and a community open house
was held on June 7, 2012. A focus group meeting was held on October 1, 2012, and a public
meeting was held on November 19, 2012. On April 17, 2015 the applicant submitted a revised
proposal to: '

* reduce the north tower from 36 storeys to 32 storeys;
¢ increase the south fower from 22 storéys to 25 storeys;

« include additional lands on Grange Drive that have been acqmred and increase the
num ber of back to back townhomes from 20 to 49; and,

s increase thetotal number of units from 579 to 594 unlts.

In addition, while no vehicular access was previously proposed to Grange Drive, the revised
proposal now has an access proposed on Grange Drive to setvice the development. The
purpose of this report is to provide an update on the revised proposal and to seek cormments
from the community. Please see Appendix 1 for the original Information Report dated October

30, 2012. ‘ , : oo
Comments
THE PROPERTY AND THE NEIGHBOURHOOD
‘Size and Use _ ' ,
Frontages: - 7695 m (252 ft) on Hurontario Street
, 161,32 m (52927 1) on Grange Drive
Depth: - | Approxdmately 123 m (403 )

Gross Lot Aea; 140 ha (345 ac.)

Bxisting Uses: Hurortario Street vacart (wo dwelings
| converted 1o office and refal were
demoiished via permif) ‘

Grange Drive: 7 defached dwelings

The surrounding land uses and the.‘history of the site are summarized in the Information
Report within Appendix 1 of this report.

DETAILS OF THE PROJECT

. The applications are to permit two apartment buildings (32 and 25 storeys) consisting of 545
units with retail commercial uses at grade along Hurontario Street, and 49 back to back
townhouse dwellings within four blocks along Grange Dnve and site access via both

Hurontario Street and Grange Drive.

Development Proposal -
Number of units: | Apariments -545 (fronting Hurontario Streef)
‘ Back to back Townhomes -48 (facing

035
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Development Proposal
Grange Drive)
Total =594 -
North tower - 32 storeys

Height
_ ‘South tower - 25 storeys
Back to back townhomes = 3 storeys

Floor Space -] 333
hdex
Gross Floor Arear | 46427 m” (499,736 sq, t)

Road type: Common ement conaEm:nlum private road
, (CEC)
Anticipated 1514*
Population: *Aerage household sizes for all urils (by tpe) for he
year 2011 (dly average) based on the 2013 Growh
Forecask for the Cly of Mississauga.
" | Parldng Required Proposed
"{ resident spaces | 808 o84
visitor spaces 122 88
retail spaces 37 12

Total 967 ‘ 694

Additional information is provided in Appendices 1 to 11.
LAND USE CONTROLS

" The subject lands are located within two distinct Character Areas. The lands along Hurontario

- Street are located within the Downtown Hospital Character Area and are designated Office —
Special Site 3, while the lands along Grange Drive are located within the Cooksville :
Neighbourhood Character Area and are designated Residential Low Density | —Speclal Slte
" 4. The applications are not in conformity with the land use designations.

The proposal requires an amendment to Mississauga Official Plan from Office — Speéial Site 3
(Downtown Hospital) and Residential Low Density | — Special Site 4 (Cooksville
Neighbourhood) to Residential High Density — Spemal Site to permit herizontal multiple

dwellings, office uses and ground level commercial uses in addition to apartments with a
maximum height of 32 storeys and a maximum Floor Space Index of 3.33.

A rezoning is proposed from O{Office} and R1 {Detached Dwellings) to RA5-Exception
(Apariment Dwellings) to permit two apartment buildings (32 and 25. storeys) consisting of 545
units with retail-commerciaf uses at grade, and 49 back to back townhouse dwellings, in
accordance with the proposed zone standards contained within Appendix 10.

036



Appendix 1, Page 4

Planning and Development Committee o : October 2, 2015 7 4

‘ _ Qriginator's file: OZ 12/003 W7
Detailed information regarding the Official Plan and Zoning is in Appendices 9 and 10.
WHAT DID THE COMMUNITY SAY? |

A community meeting was held by Ward 7 Councillor, Nando lannicca on September 23, 2015
regarding the revised propesal. Previously, the Councilior held a community open house on

~June 7, 2012 and a focus group meeting on October 1, 2012, and a public meeting was held at
Planning and Development Committee on November 19, 2012 regarding the original proposal.

T

Issues raised by the community are listed on page 9 and 10 of the October 30, 2012 Information
Report contained in Appendix 1. They will be addressed along with issues raised at the public
meeting, in the Recommendation Repért which will come at a later date.

DEVELOPMENT ISSUES

Agency commerts are summarized in Appendix 7 and school accommodation information is contained in
Appendix 8. Based on the comments received and the apphcable Mssissauga Official Plan pOlIC:Ies the
following matiers wil have to be addressed:

o Appropristeness of the proposed appfcahon;
o The refationship of the propased buildings to the sumounding area context and character;

s  Demonstration of an appropriate fransiion of building height and massing between the Downtown
"~ Hospital District on Hurontario Street and the Gordon Woods stable residertial neighbourhood on

Grange Drive;
o Satisfactory resoluion of shadow impacts;
o Provision of adequate landscaping and on-site amenity areas;
-« Satisfactory resolution of traffic impacts on sumounding road networlc
e entification of green inifiatives;
s . Resolution of streetscape design and roadway requirements for Huromano Street and Grange Drive;
o Noise mitigation for units and amenity areas;

e« Provsion of a satisfactory Functional Senvicing Report and resolution of aII senicing, utilty and
grading issues.

DEVELOPMENT REQUIREMENTS

There are engineening maiters mcludlng servicing, roadway and sfresfscape design, and noise mitigation -

which will require the appiicant to enter into agreements with the City. Prior to any development

proceeding on-srte the Ciy wil require the submission and review of an application for siie plan approval

Financial Impact

Development charges will be payable as required by the Development Charges By-law of the
City. Also the financial requirements of any other exiernal commenting agency must be met
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Conclusion

All agency and City department comments have been received. The Planning and Building
Department will make a recommendation on this project after the public meeting has been held
and all the issues are resolved. :

Attachments

Appendix 1:  Information Report (Octaber 30, 2012)

Appendix 2:  Aerial Phdtograph

Appehdix 3.  Excerpt of Official Plan Land Use Map and Proposed Amendment
" Appendix 4:  Existing Land Use and Proposed Zoning Map

Appendix 5. Concept Plan |

Appendix 6:  Elevations

Appendix 7. Agency Comments

Appendix 8:  School Accommodation

Appendix 9:  Summary of Existing and Proposed Mss:ssauga Official Plan Policies  and
Relevant Mississauga Official Plan Policies

Appendix 10 Summary of Existing and Proposed Zoning Provisions
Appendix 11:  General Context Map ' '

Edward R. Sajeck,
Commissioner of Planning and Building

Prepared by:‘ J'onathan Fammé, Develbpment Planner
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Cledc's Files

smaaw Corporate

Originater®
Rep Ort ‘ PDC NOV 192012 Fuegs1 CSJZ 12/603 W7

DATE: October 30, 2012

T_O : : Chair and Members of Planning and Development Commlttee :
‘ Meeting Date November 19, 2012

FROM: . Bdward R. Sajecki
Commissioner of Planning and Building

SUBJECT: Information Report
Official Plan Amendment and Rezoning Applications
To permit two (2) apariment bnildings (36 storeys and
22 storeys) consisting of 559 units with retail commercial uses‘
at grade, and 20 back-to-back townhomes
2114,2124 & 2130 Hurontario Street, and 2095, 2107,2113 &
2121 Grange Drive
West side of Hurontario Street, north of Harborn Road
Owner: Gorden Woods Development Limited
Applicant: IBI Group - -
Bill 51

_ Public Meeting : _ Ward 7

RECOMMENDATION:  That the Report dated October 30, 2012, from the Commissioner of
Planning and Building regarding the applications to amend the
Official Plan from "Office — Special Site 8 (Cooksville District)"
and "Residential Low Density ] — Special Site 11 (Cooksville
Districf)" to "Residential High Density IT — Special Site" and to
change the Zoning from "O" (Office) and "R1" (Detached
Dwellings) to "RAS5-Exception" (Apartment Dwellings), to permit
two (2) apartment buildings (36 storeys and 22 storeys) consisting
of 559 units with retail commercial uses at grade, and 20 back-to-

back fownhomes under file OZ 12/003 W7, Gordon Woods '
Developmen_t Limited, 2114, 2124 & 2130 Hurontario Street, and
2095, 2107, 2113 & 2121 Grange Drive, west side of Hurontario
Steet, north of Harbom Road, be received for information,.

038



Appendlx 1,Page7

File: OZ 12/003 W7

Planning and Development Committee =~ -2- ' October 30, 2012
REPORT . Community concerns relate to the height, mass,-and density of
HIGHLIGHTS: _the proposal, and the impact on the character of the Gordon

Woods community, traffic and parking;

e Prior to the Supplementary Report, matters to be addressed
include the appropriatenéss of the proposed Official Plan and
zoning by-law amendments, provision of additionaf details on
any proposed preen initiatives, Windranalysis, shadow impacts;

" noise mitigation, stormwater management, updated Functional
Servicing Report, a Phase 2 Environmental Site Assessiment, a
Phase 2 Archaeological Assessment, and an assessment of
conformity to the Hur ontauo/Mam Stleet Corridor
Master Pian.

BACKGROUND: © The above-noted application has been circulated for technical
comments and Councillor Iannicca brought the applications to a
community open liouse on June 7, 2012, and arranged a focus

~ group meeting, which was held on October 1, 2012._

The purpose of this repoi't is to provide preliminary information on
- the application and to seek comments from the community. '

The applicant intends to consolidate three (3) properties along
Hurontario Street (2114, 2124 & 2130 Hurontario Street) with four
{4) properties on Grange Drive (2095, 2107, 2113 & 2121

Grange Drwe) into one deve[opment parcel.

There were two recent studies/reviews completed which are 7
relevant to the subject lands and their proposed development, the |
Hurontario/Main Street Corridor Master Plan (201 0) and the
Cooksville District Review to update the Cooksville District
policies within Mississauga Official Plan (2011).

COMMENTS: Details of the proposal are as follows:

Development Proposal
Application
submitted: March 7, 2012 (Received)

April 2, 2012 (Deemed Complete)
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N Development Proposal
Gross Floor Proposed Apartments:
Area: Units — range in size from 40 m?

(431 sq. ft.) to 103 m® (1,109 sq. ft.)
Total GFA 38,749 m? (417,001 sq. ft.)

1 Proposed Townhouses:
Typical Unit — 174 m® (1,873 sq. ft.)
Total GFA — 3,475 m® (37,405 sq. ft.)

Prop-osed At-Grade Retail: ‘
813 m” (8,751 sq. ft.)

Total Proposed Gross Floor Area:

: 42,226 m® (454,517 sq. ft.)

Height: Propased apartment building —

36 storeys & 22 storeys, with a 6 storey
podium '

: Proposed townhouses — 3 storeys
Floor Space 446 .

Index:
Landscaped 33.8%
Area: | 3,200 m (34,445 sq. 1) - at grade

(also proposing a 7t Floor roof terrace =
. 684 m? (7,363 sq. ft.))

Net Density: 611 unitstha (247 units/ac.)

Number of Proposed apartment buildings ~ 559
units: ~{ Proposed townhouses — 20

Total = 579 units

Anticipated . | 1,427%

Population: *Average household sizes for all units

) (by type) for the year 2011 (city average)
based on the 2008 Growth Forecasts for

the City of Mississauga.
Parking Apartmeiit Units: 740 spaces
Required: (1 space per bachelor unit, 1.25 spaces

per 1 bedroom unit, 1.40 spaces per 2
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Planning and Development Committee . =4- : October 30, 2012

Development Proposal
bedroom unit, 1.75 spaces per 3
bedroom unit)

Visitor (Apartments): 112 spaces (020 -
spaces per unit)

Townhomes: 35 spaces

(1.10 space per bacheloi/] bedroom unit,
1.50 spaces per 2 bedroom unit, 1.75 per
‘three bedroom unit, 2.0 spaces per 4
bedroom unit)

Visitor (Townhomes): 5 spaces (0.25
spaces per unit) '

Retail; 44 space (5.4 spaces per 100 m’
| 71,076 sq. it of gross floor area) '

Total = 936 spaces

Parking Apartments: 621 spaces
Provided: (1.1 spaces per bachelot/l bedroom/2
o | bedroom unit, 1.2 spaces per 3 bedroom
unit) '

Visitof (Apaftménts): 86 spaces

(0.15 spaces per bachelor/1 bedroom/2
bedroom unit, 0.20 spaces per 3 bedroom
Uhit)

Townhomes: 35 spaces

(1.75 spaces per unit)

Visitor (Townhomes): 4 spaces
(0.20 spaces per unit)

Retail: 35'spaces
(4.3 spaces per 100 m2/1,076 sq. ft. of
gross floor area)

Total = 781 spaces
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Development Proposal
Supporting . & Concept Plan;
s Elevations;

Documents:

s Planning Rationale Report;
¢ Shadow Study; "
o Urban Design Study;
s Pedestrian Wind Assessment;
o Arborist Report; '
.« Noise Study; '

¢ Functional Servicing Report;
s Thase | Enviromnental Site

. Assessment; - '
s Stage | Archaeological

_ Assessment;
¢ Traffic Study.

Site Characteristics

Frontages:

76.95 m (252 fi.} on Hurontario Street
91.32 m (300 ft.} on Grange Drive

Depth:

Approximately 123 m (403 i)

Lot Area;

0.95 ha (2.34 ac.)

Existing Use:

Hurontario Street: Demolition Permit
issued July 3, 2012, previously vacant
travel office converted from 1 storey
detached dwelliﬁg; vacant retail
converted from 2 storey dwelling; vacant
1 storey detached dwelling; |

Grange Drive: Four (4) Detached
dwellings 1 and 2 storeys

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

Neighliourhood Context

The subject property is located on the west side of Hurontario

Street, north of Harborn Road and the Queen Elizabeth Way, and
comprises four detached residential lots on Grange Drive,and
three vacant retail/office lots in former detached dwellings fronting
Burontario Street. The immediate area has a mixture of uses and
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densities. Information regarding the history of the-site is found in
Appendix I-1.

The surmundiﬁg larid uses are as follows:

North: detached dwellings alohg Grange Drive, Bronte College;
office in detached dwelling, 2 storey office building,
2 storey commercial/office building, and funeral hame
. along Hurontario Street;
East:  Hurontario Street, 10 to [2 storey apartiment buildings,
10 storey office building at North Service Road,
‘South: one detached d\'velling and street townhouses on Grange
Drive, Rabba commetcial plaza on Hurontario Street,
- Harborn Road, Queen Elizabeth Way;
West; Grange Drive, detached dwellings, and Mary Fix Creek.

Current Mississauga Plali Designation and Policies far
Cooksville District (May 5, 2003)

"Office - Special Site 8" which permits offices and accessory uses
with a maximum Floor Space Index (FSI) of 0.5. Accessory uses
are to be limited to a maximum of 20% of the total gross floor
area, Special Site 8 provides additional policies which apply to the
lands on the west side of Hurontario Street, south of Bronte
College Court, which are outlined in Appendix 1-9,

The lands fronting Hutontario Street are located within the
Urban Growth Centre, ~which is MlSSlssauga s principal
Intensification Area.

"Residential Low Density I - Specml Site 11" Whlch peumts
detached dwellings to a maximum density of 10 units per net
residential hectare (4 units per net residential acre). Special Site 11

- provides additional policies which apply to the Gordon Woods -
community, which are outlined in Appendix I-9.

‘Schedule 3 - 'Environmental Areas’ of Mississauga Plan designates
a portion of the subject lands as "Residential Woodlands" which
. are areas that support t're.es with mature, fairly continuous canopy,
but the understorey is generally absent or degraded, usvally by the
maintenance of residential lawns and landscaping, and which serve
the function of providing habitat for birds and facilitating ground

044



" Appendix 1, Page 12

File: OZ 12/003 W7
Plaaning and Development Committee -7~ October 30,2012

' water recharge. Development proposals in Residential Woodlands
should seek to preserve the existing tree canopy.

The proposal for two (2} apartment buildings (36 storeys and
22 storeys) consisting of 559 units with retail commercial uses at
grade, and 20 back-td-back townhomes is not in conformity with
either Jand use designation, therefore an official plan amendment
is proposed as part of the proposal to designate the lands.
"Residential High Density 11— Special Site". The "Residential
High Density TI" designation permits apartment dwellings at a
Floor Space Index (FSI} of 1.5-2.9, whereas the proposal would
require a special site to permit a maximum Floor Space Index of
4.5 and permit office, at-grade retail, and horizontal multiple
dwellings (back-to-back townhouses).

Othier policies in the Official Plan which also are applicable in the
review of this application are summarized in Appendix I-9,

Mississauga Official Plan (2011)

Mississauga Official Plan (20‘171) was adopted by City Council on
September 29, 2010 and partially approved by the Region on.
September 22, 2011, Mississauga Official Plan (2011) has been
appealed in its entirefy and, as such, the existing Mississauga Plan
(2003) remains in effect. The applications were originally
submitted under Mississauga Plan (2003), which is the current plan
in effect, but regard should be given to the new Mississauga
Official Plan (2011). Under the new Mississauga Official Plan, the

-~ subject lands are designated " Office — Special Site 3 (Downtown
Hospital)" and '"Residential Low Density I - Special Site 4
(Cooksville)". The proposal for two (2) apartment buildings
(36 storeys and 22 storeys) consisting of 559 units with reail
commercial uses at grade, and 20 back-to-back townhontes, does

" not conform to the land use designations contained in the new
Mississauga Official Plan and associated policies, and therefore an
amendment would be required to "Residential High Density —
Specizal Site".

045



Appendix 1, Page 13

. File: QZ 12/003 W7
Planming and Development Committee -8~ o Ogtober 30,2012

Existing Zoning

"O" (Office), which permits an office, medical office, financial
institution, commercial school, and veterinary clinic at a maximum
- height of the lesser of 19 m (62 ft.) or 6 storeys.

. YR (Deta‘clleﬂ Dwellings), which permits detached dwellings
with minimum lot frontages of 22.5 m (74 {1.), minimum lot areas '
of 750 m? (8,073 sq.ft), and a maximum height of 10.7 m (35 11.).

Proposed Zoning By-law Amendment

”RAS-Ekception" (Apartment Dwellings), to permit two {2}
apartment buildings (36 storeys and 22 storeys) consisting of 559
units with retail commcrcigl uses at grade, and 20 back-to-back
townhomes. “ ' s

- The proposed draft zoning standards can be found in
Appendix I-10,

Cuol{sville District Review

The Cooksville District Review was recently undertaken to update
the Cooksville District policies within the Official Plan. The
amendments to the Cooksville District Plan were approved in
principle by Councit on July 4, 2012 and an adepting by-law for
the City-initiated Official Plan Amendrments to Mississanga
Official Plan (2011), Cooksville Neighbourhood policies is
expected once Mississauga Official Plan (2011) comes into effect.
The applicant has submitted a letter asking that the proposed
amendments to the policies as they relate to the four parcels on

- Grange Drive be deferred untit Council renders a decision on
these applications.

The Cooksville District Review recommends that the Gordon
Woods Special Site Policy (which includes the four lots fronting
Grange Drive under this appl}ication) be maintained and expanded
further west to Stavebank Road. In addition, the policies are to be
amended to require that hard surface areas in front yards not
exceed 50% of the front yard and to stipulate that any new lots
created by way of severance, maintain a minimum frontage in
keeping with the adjacent lots or the current zoning standard.
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Hurontario/Main Street Corridor Master Plan

The Hurontario/Maia Street Cotridor Master Plan (2010 was
presented to Council on July 7, 20(0 and recommendations were
adopted that staff be directed to consider revisions to the Official -
Plan and Zoning By-law to implement the findings of the Master
Plan, and in particular the land use and urban design strategy
contained in the Master Plan, to suppoit the vision for the
Hurontario Street corridor.

Regarding the subject lands, Section 8.9 of the Plan specifies a
maximum height of 6 storeys, maximum Floor Space Index of 2.0,
and that the mid portion of the proposed project area (rear of
existing Hurontario fronting lots that are within the Urban Growth
Centre) is to be a transition area to the low risc residential
neighbourhood on Grange Drive.

Bonus Zoning

On September 26, 2012, Council adopted Coi'porate'Policy and .
Procedure 07-03-01 — Bonus Zoning. In accordance with Section
37 of the Planning Act and policies contained in the Official Plan,
this policy enables the City to secure community benefits when
increases in permitted development are deem good planning by
Council througﬁ the approval of a development application.
Should this application be approved in principle by Council, the
City may require the provision of community benefits as a
coadition of approval.

‘COMMUNITY ISSUES

A community open house was held by Ward 7 Councilior Jannicca,
on June 7, 2012, and a focus group meeting was held on
October 1, 2012, .

The following is a summary of issues raised by the community:
e There was concern with the potential for future traffic, on-
street parking, and road safety on Harborn Road and Grange

Drive, given the existing parking and loading problems
experienced from the commercial plaza to the south and
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congestion around the intersection of Harborn Road and
Hurontario Street.

o The townhomes are viewed as not in keeping with the intended
character of the area and the special site policy in the Official
Plan for Gordon Woods. There is a concemn that this proposal
would change the nature of the-Gordon Woods Community.
The Berkeley townhouses are viewed as an exception adjacent
to the commercial plaza and are not reflective of the

' community, and a detached dwelling was required at the north
of the Berkley project to signal the end of the extension of
townhouses in the community. ‘

¢ There is concern with the height of the towers proposed on

" Hurontario Street, as currently a maximum of 6 storeys is
permitted and the tall buildings are located on the east side of
Hurontario, and not on the west side. Hurontario is viewed as
the transition arca, rather than Grange Drive, Height concerns
included character, shadows, and overlook. .

o There was concern that the proposal would change the rural
cross section character of Grange Drive (no curb and gutter or
sidewalks).

"« areduction of parking spaces could lead to on-street parking
for this development on Harborn Road and Grange Drive,

o There was concern with the traffic issues that could result from
the installation of Light Rail Transit along Hurontario Street
limiting left turns.

Responses to the above comments will be provided in the
Supplementary Report.

DEVELOPMENT ISSUES

Agency comments are summarized in Appendix I-7 and school
accominodation inforimation is contained in Appendix 1-8. Based
on the comments received and the applicable Mississauga Plan
policies, the following matters will have to be addressed:
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«  appropriatencss of the proposed application;
* identification of green initiatives;
s  provision of a satisfactory wind analysis;
" = satisfactory resolution of shadow impacts;
© »  noise mitigation; '
+  provision of a satisfactory Functional Servicing Report and
resolution of all servicing, utility and grading issues;
o  provision of Stage 2 Archacological Assessment and Ministry
clearance; and, ) - _
¢  assessment of conformity to the Hurontario/Main Street
Corridor Master Plan.

OTHER INFORMATION
Developmeut Requirements

In conjunction with the proposed development, there are certain
other engineering and servicing matters including noise mitigation,
stormwater management, and cash-in-lieu for parkland, which will
require the applicant to enter into appropriate agreements with

the City. ‘ ' |

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

CONCLUSION: 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 recommendatjon regarding this application.

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

Appendix I-3:  Excerpt of Cooksville District Land Use Map
Appendix I-4: Excerpt of Existing Land Use Map
Appendix I-5:  Concept Plan
Appendix -6 Renderings
Appendix I-7:  Agency Comunents
Appendix I-8;  School Accommeodation
Appendix 1-9: Official Plan Policies
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' Appendlx I—IO Proposed Zoning Standards
Appendix I-11: General Context Map

cz«ﬁ/m

Edward R. Sajecki
Commissicner of Planmng and Buﬂdlng

Prepared By: Jonathan Famme, Development Planner

L] . .
@\PIMDEVCON’II\GROU?\WPDATA\PDC 1NOZ 12,003 W7 info :e-[inrt.hl.jﬂ]r.jc.so.dnr_:/
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Site Hisfory

s« May 5, 2003 — Cooksville District Policies and Land Use Map (Mississau ga Plan) were
partially approved with modifications by the Region of Peel. The subject lands were
designated “Office — Special Site 8" and “Residential Low Density I - Special Site 11°",

. juﬁe 20, 2007 — Zoning By-law 0225-2007 eame into force except for those sites which
have been appealed. Asno appeals have been filed the provisions of the new By-law
apply. The subject lands are zoned "O" (Office) and “R1” (Detached Dwellings).

e December 9, 2009 — Council approved an Official Plan Amendment from “Residential —
Low Density 1~ Special Site 11” to “Residential — Low Density LI — Special Site 117,
and Rezoning from “R1-47” (Detached Dwelling) and “Rt-7” {Detached Dwelling) to
H-R5-45” (Detached Dwellings), “H-RM5-51" (Street Townhouse Dweliings with
Holding Symbol) and H-RMS5-52” (Street Townhouse Diwellings with Holding Symbol)
to permit one (1) detached dwelling and six {6) street townhouse dwellings for the lands

. to the southwest of the subjeét property at the northeast corner of Harborn Road and
Grange Drive in connection with file OZ 06/030 W7, Berkley Developments,

e July 7, 2010 — The Hurontario/Main Street Corridor Master Plan (2010) was presented to
' Couneil and recommendations were adopted that staff be directed to consider revisions
to the Official Plan and Zoning By-law to implement the findings of the Master Plan and
support the vision for the Hurontario Street corridor. '

e July4, 2012 - The amendments resulting fiom the Cooksville District Review were
approved in principle by Council, and an adopting By-law is expected once the New
Mississanga Official Plan (2011) comes into effect.
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Agency Comments

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

Agency / Comment Date | Comment

Ministry of Transportation | The Ministry has no objection in principle to the proposed
(May 28,20(2) . OPA and Rezoning of the property;

The proposed rezoned land is within the Ministry's Permit
Control Area and therefore an MTO Building and Land Use
Permit is required prior fo the start of construction;

The Ministry will require review of any site plans, and require
2 Traffic Impact Study, as per Ministry Guidelines, to analyse
the impact on existing roads, intersections and interchange
‘ramps; and require Site Servicing and Grading Plans and
Stormwater Management Report;

Sign Permits are required for signage within 400 m (1,312 ft)

. of the QEW. _
Region of Peel Existing 450 mm (17.7”) diameter and 300 mm (11.8%)
(July 11,-2012) ' diameter watermains are located on Hurontatio Street and an
o existing 150 mm (5.9”) diameter watermain is located on
Grange Drive. ‘

An exiéting 250 mm (9.8”) diameter sanitary sewer is located
on Hurontario Street and an existing 1050 mm (41.3") sanitary
sewer is located on Grange Drive. A new connection to the
1050 mm (41.3”) sanitary sewer may not be permitted due to
the size and function of the main. This will be determined
through the FSR and detailed site servicing review.,

A Condominium Water Sewiéing’ Agreement may be required.
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Agency / Comment Date

Comment

The Region is in receipt of & Functional Servicing Report dated
March 2012, prepared by Burnside. The reports will not be
circulated for review until the following revisions are included:
the FSR must reflect the revised number of units (559 condo
units and 20 townhouses), hydrant test flows must be

submitted and the applicant must complete and submit the
single use demand table. The Region is reviewing for capacity
only at this stage. Detailed design will be reviewed through the
site servicing application.

The site servicing drawings submitted with the FSR do not
contain details on the private side. Revised siie servicing

drawings, showing the servicing on private property and in the

public right of way, are required for Development Enginecring
review. Site Servicing approvals ét_'e required prior to issuance
of building permit

Private servicing easements may be required,

The Region is to be advised on how the parcels will be
consolidated to facilitate this development. This will also
affect the location of services. Separate parcels will require
separate connections to the municipal servieing. Any unused
water and/or sanitary sewer services to the property line shall
be abandoned to Regional standards.

The Declaration and Description will be required for review
prior to registration of the condominium.

The subject lands are not within the vicinity of a landfill,
i L
At the Sitc Plan Stage, the applicant will need to identify the

waste collection area as well as provide associated elevations,
for both condominium towers. An overhead clearance of 7.5 m

(24.6 ft.) from obstructions must be provided in the waste

File: OZ 12/003 W7 .
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Agency / Comment Date | Comment

collection area and outside of the collection area an overhead
clearance of 4.4 m (14.4 fi.} from obstructions must be
provided. The waste collection vehicle access route
throughout the complex indicating turning radii and turning
areas ate to be shown at the Site Plan Stage. '

As the current layout of the 20 Townhouses is not conducive
for curbside collection, a waste collection area for them will
need to be identified on a drawing at the Site Plan stage. :
Sufficiently sized the Tower B Loading area may be used for
this purpose.

The developer will be required to ensure that the recycling

| collection progrﬁm_ is as convenient to each resident as the
‘garbage collection program. Recycling is mandatory within all
residential buildings, and waste collection services may be
revoked by failing to comply. The following methods may be
used: '

l. A single garbage chute with an automated mechanical
separation system to divert garbage and recyclable
materials into separate bins; '

2. Two separate chutes for garbage and recyclable
materjals.

The system 1o be used is to be identified on Ground Floor
Pians (or floor plans where the waste storage rooms-are
located). The required number of front-end bins for garbage
| and recyclable matetials are also to be shown on these
drawings. ’

A private waste hauler will be requited for the collection of
waste from tlie commercial units. Residential waste and
commetrcial waste must be kept separate, and need to be
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Agency / Comment Date | Comment

clearly identifiable. A commercial waste storage area wili need
to be provided, which is fo be shown on floor plan drawings at
the Site Plan stage. '

For more information, please consult the Waste Collection
Design Standards Manual available at!

: http:/fwww.peelregion.ca/pw/waste/teports/,

Peel District School Board | The Peel District School Board indicated that there is no
(April 25, 2012) available capacity to accommodate students generated by this
' application. Accordingly, the Board has requested that in the
event that the application is 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 Bill 51 development applications include the
following as a condition of approval:

*| "Prior to the passing of an implementing zoning by-law for
residential developtent, the City of Mississauga shall be
atvised 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."
Dufferin-Peel Catholic - The Dufferin-Peel Catholic District School Board responded
District School Board that it is satisfied with the current provision of educational
(April 23, 2012) -} facilities for the catchment area and, as such, the school

| accommodation condition as required by City of Mississauga
Council Resolution 152-98 pertaining to satisfactory
arrangements regarding the adequate provision and distribution
of educational facilities need not be applied for this
development application. ‘

061



Gordon Woods Development Limited

Appendix 1, Page 29

' File: OZ 12/003 W7

Comment

Agency / Comment Date

In addition, if approved, the Dufferin-Peel Catholic Distriet
School Board also require that the following conditions be
fulfilled prior to the final approval of the zoning by-law:

.

. Subdivision Agreement to include the following

residential lots until the permanént school for the area

-That the applicant shall agree in the Servicing and/or

That the applicant shall agrée in the Servicing and/or -
warning clauses in all offers of purchase and sale of
has been completed,

(a) "Whereas, despite the best efforts of the Dufferin-
Peel Catholic District School Board, sufficient
accommodation may not be available for all

_ anticipated students from the area, you ave hereby
notified that students may be accommodated in
temporary facilities and/or bussed to a school
outside of the neighbourhood, and further, that
students may later be transfetred to the
neighbonrhood schaol.”

(b) "That the purchasers agree that for the purpose of
transportation to school, the residents of the
subdivision shall agrée that children will meet the
bus on roads presently in existence or at another
place designated by the Board."

Subdivision Agreement to erect and maintain
information signs at all major entrances to the proposed
developiment advising the following:. "Please be
advised that students may be accommodated elsewhere
on a temporary basis until suitable permanent pupil
places, funded by the Government of Ontario, are
available." These signs, shall be to the Dufferin-Peel

Catholic District School Board's specifications, at
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Agency / Comment Date Comment

locations determined by the Board and erected prior to
registration. '

City Community Services | The Community Services Department notes that Park 028

Department — Parks and - [ "Camilla Park™ is located 462 m (1,515.7 ft.) from the subject
Forestry Division/Park site. Park 028 has 2 play sites, an unlit mini soccer field and a
Planning Section walkway.

(October {1, 2012) :

: In the event that the application is approved, the Community -
Services Department < Park Planning note the following
conditions: B

The Community Services Department requives a streetsca'pé
master plan including proposed preliminary grading & utility
plan,

The Community Services Department indicate that street tree -
contribution will be required prior to By-law enactment.

The Community Services Department indicate that, prior fo the
issuance of building permits for each lot or block, cash-in-lieu
for park or other public recreational purposes is required
pursuant to Section 42 of the Planning Act (R.5.0, 1990, ¢.P,
13, as amended) and in accordance with City's Policies and

‘ By-laws,
City Community Services | The property has archaeological potential due to its proximity
D.eplal.'tmcnt — Culture | to a watercourse or known archacological resource. The
Division - | proponent shall carry out an archacological assessment of the

(April 10, 2012) subject property and mitigate, through preservation or resource

removal and documenting, adverse impacts o any significant
archaeological resources found. No-grading or other soil
disturbances shall take place on the subject property prior to
the approval authority and the Ministry of Tourisim and Culture
confirming that all archaeological resource concerns have met
licensing and resource conservation requirements.

Stage I complete. Stage 2 pending.
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Agency / Comment Date | Comment

City Transportation and - In comments dated October 23, 201 | this department has now
Works Department confirmed receipt of the required Utility Plans and Cross-

(October 23, 2012) sections verifying the location of the existing services and

. wtility jocations within the road allowances having frontage on
the application. This information is currently under review
along with the revised Site Plan, Site Grading and Servicing
Plans, Landscape Plans and Functional Servicing Report
received with.the Planning and Building circulation dated
September 14, 2012, ‘

Notwithstanding the findings of the reports and plans currently
under review, additional technical detajls have been requested
from the applicant’s consulting team to confirm the feasibility
of this high density multiple condominium project. Updated
comments liave also been provided on the Traffic Study
submitted in support of the application. '

Detailed comments and conditions related to the review of
transportation and engineering related matters will be provided
with the Supplementary Report.

Bell Canada A detailed review of the Official Plan Amendment and Zoning

(May 1, 2012) By-Law Amendment application has been completed and an
' easement may be required to service the subject property, _
depending on a review of more detailed applications under the

_ Planning Act, .
Canada Post The apartments fall under the multiple occupancy mail

(May 4, 2012) | delivery standards. As such, the developet/owner must supply,
: install and maintain a centralized mailroom facility to Canada

Post’s specifications. Canada Post requires an enclosed

mailroom for buildings with 100 or more units.

Other City Departments and | The following City Departments and exiernal agencies offered

External Agencies " no objection to these applications provided that all technical

matters are addressed in a satisfactory manner;

City Comnunity Services Department — Fire and Emergency
Services Division '
City’s Economic Development Office

Rogers Cable

064



Appendix 1, F‘age 32

Gordon Woods Development Limited - o File: OZ 12/003 W7

Agency / Comment Date Comment

Enersource Hydro Mississauga ‘

Enbridge Gas Distribution Ine. L

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

City’s Realty Services
Hydro One
Trans-Northern Pipelines
Trillivm Health Ceutre
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‘School Accammodation

- The Dufferin-Peel Catholic District Scliool

The Peel District School Board
) Board
+  Student Yield; o  Student Yield:
62 Kindetgarten to Grade 6 13 Junior Kindergarten to Grade 8
18 Grade 7 to Grade 8 7 Grade 9’ to Grade 12/0AC

55 Grade 9 to Grade 12/0AC

s School Accommaodation:

Floradale Public School
‘Enrolment:

Capacity:

Partables:

Queen Elizabeth St.
Enrolment:

Capacity:

Portables:

Port Credit Secondary School

735
681

360
262

Enrolment: - 1,206
Capacity: 1,203

Portables:

0

Schoo! Aécommodation:

St. Catherine of Siena (Kto 8)

Enrolment: i 600
Capacity: - . 627

Portables: : ]

St. Martin Secondary

Enrolment: 922
Capacity: 1,026
Portables: Q
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Official Plan Policies
Coolisville District Poicies

Site 8 (Huontario properties) 7
Notwithstanding the Office designation, the following additional policies wilf apply:

a. fineral homes and nursing homes will also be permitted;

b. vehicular access and internal circulation and parking must respect both the visual and

functional quality of the street as well as the privacy of the residential areas to the west;

c. efforts must be made to retain the existing vegetation cover maintaining the continuity of the
- avea character; :

d. building height and form should provide a positive scale transition between Hurontario Street

and existing residential development to the west; _ o

¢. the building setback from the rear lot line should provide for the retention of natural

vegetation to function as a buffer from residential uses to the west.

. Site 11 (Grange properties) .
Notwithstanding the provisions of the Residential Low Density I and Residential Low Density IT -
designations on these lands, the following additional policies will apply:

a, preserve and enhance the generous front, rear and side yard setbacks;

b. ensure that existing grades and drainage conditions are preserved;

c. encourage new housing to fit the scale and character of the surrounding area, and take
advantage of the features of a particular site, i.e, topography, contours, mature vegetation;

d. garages should be recessed or located behind the main face of the house. Alternatively,
garages should be located in the rear of the property;

e. ensure that new development has minimal impact on its adjacent neighbours with respect to
overshadowing and overlook;

£ encourage buildings to be one to twa (1-2) storeys in height. The design of the building
should de-emphasize the height of the house and be designed as a composition of small
architectural elements, i.e. projecting dormers and bay windows;

g. reduce the hard swface areas in the front yard;

h. preserve existing mature high quality trees to maintain the existing mature nature of these
areas;
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i. house designs which fit with the scale and character of the local_area, and take advantagé of
. the particular site are encouraged. The use of standard, repeat designs is strongly discouraged;

j. the building mass, side yards and rear yards should respect and relate to those of adjacent

lots. :

Residential Policies -

3.2.3.1 ,
Residential fands will be developed to achieve a compact, orderly urban form generally
characterized by lower densities in the interjor of communities and higher densities along major
roads and near concentrations of retail commercial, community, and transportation facilities.

3.23.2
High quality and innovative residential design will be promoted in a form which reinforces and
enhances the local community character, respects its immediate contéxt and creates a quality
living environment. Innovative housing types and zoning standards will be encouraged. Design:
issues related to built form, scale, massing, orientation, parking, overshadowing, and the quantity
and quality of open space will be priorities in assessing the merits of residentiat development.
Broader urban design issues related to the creation of an urban street character, developing a
sense of gateway into a community and highlighting district focal points will also be considered
in assessing residential development.

Urban Growth Centre
31322 ‘
A minimum building height of three (3) storeys is required on lands within the Urban Growth
Centre. Where the right-of-way width exceeds twenty (20) metres a greater building height may
he required to achieve .appropriate street enclosure in relation to the right-of-way width. District
' policies may specify maximum building height requirements. Alternative minimum building
. heights may be established for existing areas with low density residential develnpme:it.

3.132.3

The Urban Growth Centre will be planned to achieve an average population to employmeﬁt ratio -
of 1:1, measured as an average across the entire Urban Growth Centre.
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3.13.2.6

Built form within the Urban Growth Centre should provide fo; the followmg characteristics of
development:

a. creation of a sense of gateway to the core area by promment bulit form and streetscaping
(including street trees) located close to the street; '

b. creation of a sense of place within the Urban Growth Centre by distinctive aiclutectune
landscaping, and cultural heritage recognition.

3.13.2.7 -

Lands immediately adjacent to or within the Urban Growth Centre should provide both a
transition between the higher density and height of development within the Urban Growth Cenre
and lower density and height of development in the surrovnding area. -

3.13.2.8

" The Urban Growth Centre will develop as a major regional centre and the primary location for
mixed use development. The Urban Growth Centre will contain the greatest concentration of
activities and variety of uses including the highest residential and employment densities and
building height and the largest commercial component in the City.

3.13.2.13
The Urban Growth Centre will be served by higher order transit facilities which provide
connections to neighbouring municipalities.

Outside Intensification Areas

3.13.5.1 . _

~ Lands designated for residential purposes, outside intensification areas, will not be the focus for
intensification and should be regarded as stable resndeutlal areas whele the existing character is
to be preserved, ‘

3.13.5.3

TIntensification outside intensification areas may be considered where the proposed development
is compatible in built form and scale to sutrounding development, enhances the existing or
planned development and is consistent with the policies of this Plan.
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Policies
3.13.64
- Built form within intensification areas should provide for the following characteristics of

developfnent:

a. high quality urban design, strectscaping (including street trees) and pedestrian amenity;

b. built form should Be closely related to and integrated with, the strectline, with minimal
building sethacks, to provide spatial enclosure and street-related activity;

c. compatible building bulk, massing and scale of built form to provide an integrated streetscape;
d. retail use should be encouraged along main street frontages with du ect access to the public
sidewalk;

e. no patkmg lotsfareas should be provided between the building and the streetline on pr mcnpal
street frontages, with the exception of on-street parking;

f. blank building walls should be avoided facing principal street frontages and mtersectlons

g. service, loading and garbage storage should be accessed from rear or side lanes;

h. front building facades should be patallel with the street and provided with periodic
indentations for visual refief and features such as wrban squares;

i. signage should integrate with the scale and character of built form; '

j. continuity of built form from one (1) property to the next with minimal gaps between
buildings.

3.13.6.16
De\relopment should be compatlb!e with the scale and character of a planned area by havm g

regard for the following elements:

a, natural environment;

b. natural hazards (flooding and erosion);

¢. natural heritage features/Natural Areas System;
d. lot frontages and areas;

e. street and block patterns;

f. building height;

g. coverage,

h. massing;

i. architectural character

J- streetscapes;
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k. heritage features;
I. setbacks;
m, privacy and overview;
- n, the pedestrian environment,
o. parking;
p. cycling connections;
q. parkland needs;
r. community service provisions;
s. view corridors;
t, trees/tree canopy/vegetation that do not fall within the Natural Area System.

3.13.6.17

Development proposals will demonstrate compatibility and integration with surrmmding 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 development and planned uses, and should be provided through appropriate height,
massing, character, architectural design, siﬁng, sethacks, parking, and public and private open
space and amenity space. '

3.187.3 . :
Buiiding and site designs should create a sense of enclosure, pedestrian scale and identity.

‘Enclosure means having built form along the street edge with heights appropriate to its context.

31894 |
Building height and site design will create a gradual scale transition to adjacent buildings,

KAPLANDEYCONTLAGROUPYWPDATAVPDC NCZ 12.003 W7 Appendix 19.doc
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Proposal for Two (2) Res:dentlal Apartment Buildings (36 storeys and 22 storeys) cons:stmg of 559 units with retail

com mercml uses at grade, and 20 back-io-back townhomes

Proposed Zoning Standards

- File: OZ 12/003 W7

RAS Base Zone Proposed ) R1 Zone O Zone
RAS-Exceptions {existing Detached (existing Office zone)
: ‘ Dwelling zone) ‘
Permitted Use Apartment Dwelling, Apartment Dwelling, - Detached Dwellings Office, medical office,
Leng-term Care Horizorital Multiple : “financial institution,
Dwelling, Retirement | Dwelling, Office, At- - commercial school,
Dwelling - Grade Commercial veterinary clinic
Min, Lot Area (Interior) n/a n/a 750 m- (8,073 sq. ft.) n/a
Min. Lot Frontage (Interior} 30.0m (98.4 fi.) 30.0m (98.4 i) 22.5m(73.8 fi.) n/a
Min, Front Yard : Huroniario Streel 0.0m (29.5 ft.) 45m(14.8 ft)
- height < 13 m (42.6 ft.) 75m(24.6fi) - 5.0m (164 ft)
- height < 20 m (65.6 f.) 3.5 m(27.8 ft.)
- height <26 m (8353 ft.) 9.5m (312 14) Grange Drive
- height > 26 m (85.3 f1.) 10.5 m (34.4 fi.) GO0m(19.7 L)
Parking Structure —
Below Grade
0.0 m (0.0 11}
Min. Interior Side Yard : Fronting Grange Dr 1.8m(3.91t) onone 7.5m(24.6 f1.)
- height <13 m (42.6 L.} 4.5m (14.8 ft.) 3.0m (9.8 fL) side of the lot and
- height < 20 m (65.6 {i.) 6.0m (19.7 ft.) 4.2 m (13.8 f1.) on the
- height <26 m (853 f.) 7.5m(24.6 ft.) Fronting Horontario other side
-height> 26 m (85.3 ft.) 9.0 (29.5 f1.) 7.5 m (24.6 1t.)
- abutting commereial, 45m (143 1)
apariment, office. employment, height < 13 m (42.6 fL)
institutional, or utility zone ) . 3.0m (9.8 L)
- abutting a zone permiiting 7.3m (246 ft)yplus1.0
detached or semi-detached m (3.3 f1.) for each height >26 m (85.3 ft.)
dwellings ‘ additional m exceeding 7.5 m (24.6 ft.)
10.0m{328ft)toa :
max. setback of 25.5 m to Parking aisle
(83.7 1)

0.0 m (0.0 ft.)
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Gordon Woods Development Limited
to Parking Structure —
Below Grade
0.0 m (0.0 fi.)
Min. Rear Yard . , 75m(24.6 f1.) 7.5m (24.6 L.}
-height <13 m(42.6 ft.} 7.5 m (24.6 f.} .
- height < 20 m (65.6 ft.) - 10.0m (32.8 1)
- height <26 m (85.3 fi.) 12.5 m (41,0 f£.)
- height > 26 m (85.3 f1.) 15.0 m (49.2 £.)
- abutting commercial, ] 43m(14.8 1)
apartment, office, employment,
institutional, or wtility zone
- abutting a zone permitting 7.5 m(24.6 f) plus 1.0
detached or semi-detached m (33 ft.) for each
dwellings additional m exceeding
10.0m(32.8ft)oa
tnax, setback of 25.5 m
(83.7 &)
Min. Floor Space Index 1.9 1.9 n/a n/a
Mazx. Floor 8pace Index 2.9 4.5 "~ na 035
Max. Height the lesser of 77.0 m 36 storeys 10.7 m (35.11.) the lesser of 19.0 m (62.3
(2526 ft)or f1.) ot 6 storeys
: 25 storeys
Min. Landscaped Area 40% of the lot area 30% of the ot grea nfa n/a
Min. Landscaped Buffer 4.5 m (14.8 {t.) sbulling | 4.5 m (14.8 f2) abutting nfa 4.5 m (14.8 {t.)
street line and abutting _street line ‘
residential, 3.0t (9.8 .
ft.) abutting any other lot { 3.0 (9.8 f1.) abutting
line " residential
1.5 m (4.9 fi.) aburting
: commercial _
Min. Amenity Area the greater of 5.6 m” per | 4.4 1 per dwelling urit n/a n/a
dwelling unit or 10% of | = 2,548 n’ (27,426 sq.f1.)
site area . .
=3,242 m® (34,901
8q.fL) at 579 units
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Min. of 50% must be in
one contiguous arca

Min. amenity area to be

Min. of 50% must be in
one contigruous areq

Min. amenity area to be

provided outside at grade | provided oniside at grade

L = 55 m* (592 sq.ft.) = 55 nf (592 sq.t.) _
Parking Requirement Apartment Dwelling Apartment Dwelling 2.0/unit 3.2 per 100 m~
Studio — 1.0/unit Studio — 1.10/unit (1.076 sq.ft.)
1 bed— 1.25/unit 1 bed — I 10/unit
2 bed — 1.4/unit 2 bed — 1.10/unit
3 bed - 1.75/unit 3 bed— 1.20/unit
Wisitor — 0.2/unit Visitor — (.15 per 1-2
: ’ bed unit & 0.2 per 3 bed
Bnit ’
Retail Retail
5.4 per 100 m® - 4.3 per 100 i
(1.076 sq.ft.) (1,076 sq.ft.) .
Horizontal Multiple Horizontal Multiple
3 bed - 1.75/unit 3 bed - 1.75/unit
Visitor — 0.25/unit Visitor — 0.2/unit
Min. setback of waste 10.0 m (32.8 fi.) L75m (5.7 f1) nfa nfa
enclosure/loading area tc a
zone permiiting detached
and/or semi-detached
dwellings -
Max. Encroachments and 1.0m (3.3 ft.) Roof Inte front yard n/a nfa
Projections sethack along
’ Hurontdrio St.
5.0m(ledfr)
' Balconies into front yard
sethack along
Huronlario St

074
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50 m (164 ft)

Reof into interior side
yard setback
L5m (3.8 i)

:Ba.!canizs inte interior
side yard setback 1o
I5m (381 . ’

Noter Bold and Italics denotes exceptions from Base Zone requirements

EAPLANDEVCONTUAGROUPAYWPDATAPDCINOZ 12,003 w7 Appendix I-10.doc
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Agency Comments

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

Agency / Comment Date Comment

Ministry of Transportation The Ministry of Transportation requests updated information
(July 27, 2015) for the Traffic Impact Study (TIS) which adheres to their latest
TIS guidelines along with the submission of dlgltal Synchro
and Sim Traffic files for review.

Due to high traffic volume, existing at-capacity operations and
close proximity of intersections within the study area as well
as future LRT on Hurontario Street; VISSIM Analysis is
required to be carried out to see impacts of development
additional traffic within the corridor and at the ramp terminals.

The intersection of Hurontario and Harborn Road is only 105m
away from the westbound off-ramp terminal. Traffic from the
oft-ramp destined towards the site can cause safety hazards
to the through ftraffic. In addition, long queues of northbound
left at the intersection up to ramp terminal will not allow traffic
from the off-ramp to enter into the northbound left turn lane.
Please provide recommendations how to improve the
operations of Hurentario and Harbom/North Service Road
intersection.

All of the future scenarios show northbound left movements at
the intersection of Hurentario and Harborn Road with Level Of
Service “F* and queue length exceeding the storage capacity
of the left turn lane as weli as the distance between the
intersection and westbound ramp terminal (whichis only

105 m). northbound through queue is also backing up to the
ramp terminal. This NBL turn lane at the intersection is coming
within the route io be used by site destined traffic from South
and QEW (East and West) as primary access to enter into the
development (approx. 112 vehicles in PM). As per the
analysis, intersection of Hurontario and Harborn/North Service
Road is operating at capacity with long queues up to
westbound ramp terminal (northbound left and northbound
traffic), Adding site generated trips will further deteriorate the
operations by generating longer queues that will consequently
block the ramp terminal. Operations of the QEW westbound
off-ramp terminal will aiso be impacted by the site generated
fraffic that will produce long queues reaching up to the
mainline QEW and cause safety hazards. The condition will

082



Appendix 1, page 50

Gordon Woods Development Limited ' | File: OZ 12/003 W7

Agency / Comment Date Comment

become worse with addition of future LRT on Hurontario.
Therefore, please provide appropriate mitigation measures
(including geometric changes required with timeline) to
improve the Hurontario and Harborn/North Service Road
intersection as well as QEW westbound off-ramp terminal
operations to avoid complete breakdown. :

.On the basis of analysis results and mitigation measures
presented in the report, the Ministry of Transportation will not
support access to the development through Harborn Road /
Grange Drive, since it will further deteriorate operations of
Hurontario and Harborn/North Service Road intersection, and
will impact the QEW westbound off-ramp terminal operations.
As aresult, it is recommended that access through Bronte
College Court and right-in/right-out access through Hurontario
should only be considered within the analysis. Otherwise the
consultant should present some effective
measuresfimprovements that will improve overall operations of
the corridor and support access to the development through
_ Grange Drive."
Region of Peel ‘ 1 Existing 450 mm (17.72 in.) diameter and 300 mm (11.811in.)
{July 27, 2015) diameter watermains are located on Hurontario Street and an
. existing 150 mm (5.9 in.) diameter watermain is located on
Grange. Drive.

An existing 250 mm (9.84 in.) diameter sanitary sewer is
located on Hurontario Street and an existing 1050 mm (41.34
in.) sanitary sewer is located on Grange Drive. A new
connection fo the 1050 mm (41.34 in.) sanitary sewer may not
be permitted due to the size and function of the main. This will
be determined through the FSR and detailed site servicing
review. : : :

A revised FSR completed by Cole Engineering Group Lid.
dated April 2015, was received for the review and comment of
Development Engineering. This was forwarded to Program
Planning for modelling. Comments state:

Water - a) The Region does not have any plans to construct
new infrastructure in the vicinity of the proposed development.
b) A fire flow test on-the hydrant closest to the property is to

| be completed and submitted. This will then be submitted to
Program Planning for further modelling, review, and comment.
Waterwater - The Region has no objection to discharging
20.82 L/s of sanitary sewer flow from this development to the
existing 1050 mm (41.34 in.) sanitary sewer on the Grange

| Drive. 5
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_| Prior to OPA and Rezoning approval Copies of all PINS for the
subject lands are required.

Front-end collection of garbage and recyclable materials will
be provided by the Region of Peel for residential waste,
subject to the fulfillment of the outstanding requirements of the
Waste Collection Design Standards Manual with regard to a)
the waste collection vehicle access route, b) the external
waste collection area, and c) the internal waste storage area.

. | As the current layout of the townhouses is not conducive for .

| curbside collection, a waste collection area will need to be
identified which meets the requirements for front-end
collection. The Tower B Loadmg area may be used for this
purpose.

For the commercial units a private waste hauler will be
required for the collection of commercial waste. Residential
waste and commercial waste must be kept separate, and
needs to be clearly identifiable.

Dufferin-Peel Catholic The Peel District School Board has requested that in the event
District School Board and that the applications are approved, the standard school

the Peel District School accommodation condition in accordance with City of :
Board Mssissauga Resolution 152-98, adopted by Council on May
(June 11, 2015 and June 8, | 27,1998 be applied. Among other things, this condition -
2015) - requires that a development appllca’uon include the following

as a condition of approvat:

“Prior to the passing of an implementmg 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.”

_In addition, if approved, the Peel District School Board and the
Dufferin-Peel Catholic District School Board also require that
certain warning clauses regarding bussing of students,
temporary accommodation and signage be included in any
Development/Servicing Agreement and Agreements of
Purchase and Sale.

City Community Services The Community Services Department notes that Camilla Park

Depariment — Parks and (P-028) is located 462 meters from the subject site. The Park

Forestry Division/Park has 2 play sites, an unlit mini soccer field and a walkway.
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Planning Section
(August 21, 2015)

Prior to by-law enactment, a cash contribution for street
planting will be required. Further, prior to the issuance of
building permits, cash-in-lieu for park or other public
recreational purposes is required pursuant to Section 42 of the
Planning Act (R.S.0. 1980, ¢.P. 13, as amended) and in
accordance with City's Policies and By-laws.

City Community Services
Department — Culture
Division

{June 25, 2015)

An archaeological assessment has been submitted for the
additional lands. Ministry clearance remains outstanding.

Street experience improvements along Hurontario and Grange
Drive could also include an opportunity for public art.
Functional public art could be included as part of the
landscape design along both street frontages.

City Community Services
Department — Fire and
Emergency Services
Division

(June 5, 2015)

Fire has reviewed the OPA/rezoning applications from an
emergency response perspective and has no concemns.
Emergency response time to the snte and water supply
avallable are acceptable

The site is to be developed in conformance with the Ontario
Building Code and bylaw 1036-81 with respect to fire
department access and fire protection.

City Transportation and
Works Depariment
(August 24, 2015)

‘under review, additional technical details have been requested

{ May 2015, the consultant has been requested te confirm

This department has confirmed the completion of their review
of the revised Site Plan, Site Grading and Servicing Plans,
Landscape Plans, Traffic impact Study and Functional
‘Servicing details reflective of the new property limits prov;ded
by the appllcant’s consulting team.

Notwithstanding the findings of the reports and plans currently

from the applicant’s consulting team to confirm the feasibility
of this high density multiple condominium project. -

Based on the review of the updated Traffic Impact Study dated

certain aspects of the traffic impacts from the subject
development on the existing road network, including the
Queen Elizabeth Way (QEW) interchangeframps terminals
and the feasibility of mitigation measures. Dueto the
proximity to the QEW, the subject site is under the corridor
control of the Ministry of Transportation (MTQ) and, therefore,
comments and conditions were provided by the MTO with
respect to the. proposed accesses and the Traffic Impact
Study.. The applicant is to safisfy the MTO's conditions and
the proposal including the Traffic Impact Study and proposed
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accesses, are subject to MTO’s approval.

Detailed comments and conditions related to the review of

transportation and engineering related matters will be prowded
: with the Recommendation Report.

Other City Departments | The following City Departments and exiernal agencies offered -

and External Agencies no objection to these applications provided that alf technical
: matters are addressed in a satisfactory manner:
- Bell Canada;
- Canada Post;

- Enersource Hydro Mississauga;

- Enbridge Gas Distribution Inc.;

- Development Services; and

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

- City's Economic Development Office

- City's Realty Services D|v15|on

- Hydro One;

- = Trans-Northern Pipelines; and
- Trillium Health Cenfre.
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The Peel District School Board

The Dufferin-Peel Catholic District School

Board

s Student Yield:

£3 Kindergarten to Grade 6
16 Grade 7 1o Grade 8
32 Grade 9 to Grade 12

»  School Accommeodation;

Floradale P.S.

“Enrclment: 729
Capacity; ‘ M

Portables; : 2

Queen Elizabeth S,

Enrqlment: o337
Capacity: 262
Pcrtables; 4
Port Credit S.S.

Enrolment:; : 191
Capagity: ' 1203
Portables: : 1

* Note: Capacity reflects the Ministry of
Educaticn rated cepacity, not the Board rated
capagcity, resulting in the reguirement of
portables.

s Student Yield:

12 Junior Kindergarten to Grade 8
m Grade 9 to Grade 12

s School Accommodation:
St, Catherine of Siena

Enrolment:
Capacity:
Portables:

St. Martin
Enrolment:

Capacity:
‘Portabies:

558
668

1033
1026
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Summary of Existing and Proposed Mississauga Official Plan Policies and -
Relevant Mississauga Official Pian Policies

While the applications were submitied under the poiioies of Mississauga Plan, the applicant has
consented to the application being converted to amend Mississauga Official Plan (2012)

.Current MSS|ssauga Offi cxal Plan De5|gnat|on and Policies for the Downtown Hospital
Character Area : : :

- Office — Special Site 3 which permits maijor office, secondary office, and accessory uses '
limited to a maximum of 20% of the total Gross Floor Area. Notwithstanding the provisions of
the Office designation, the following additional policies apply: '
a. funeral hormes and nursing homes wili also be permitted;
b. vehicular access and internal circulation and parking must respect both the visual and
functional quality of the street as well as the privacy of the residential areas fo the west;.
c. efforts must be made to retain the existing vegetation cover maintaining the continuity of
. the area character;
d. building height and form should prowde a positive scale transition between Hurontano
~ Street and existing residential development to the west;
e. the building setback from the rear lot line should provide for the retention of naturai
vegetation to function as a buffer from residential uses fo the west, and |
f. the lands identifi ed as Area A, located at 2150 Hurontario Street, will be permitted to
develop at a maximum floor space index (FSI) of 1.0 (property immediately north of and
abutting subject property).

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

Residential Low Density | - Special Site 4 which permits only detached dweliings.
NotWIthstanding the policies of the Plan, the following additional poI|C|es apply for 2129, 2137
and 2143 Grange Drive:

a. the generous front, rear and side yard setbacks will be preserved

b. landscaping and natural features will be protected, enhanced, restored, and where

~ possible, expanded, -

c. existing grades and drainage conditions will be preserved unless modified by a Clty
approved drainage plan; :

d. new housing will be encouraged to fit the scale and character of the surrounding
development, and take advantage of the features of a particular site, €.g., topography
confours, mature vegetatlon

e. garages should be recessed or be located behind the main face of the house, or in the
rear of the property -
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. new development will have minimal impact on adjacent development with respectto
overshadowing and overlook;

g. - buildings will be. encouraged fo be one to iwo storeys in height. The demgnr of the
building should de-emphasize the height of the house and be designed as a composition

_ of small architectural elements, e.g. projecting dormers and bay windows;

h. hard surface areas in the front yard will be less than half of the front yard;

i. existing high quahty trees will be preserved to maintain the existing mature nature of
these areas; .

j. house designs which fit with the scale and character of the local area, and take
advantage of the particular site are encouraged. The use of standard, repeat designs is
discouraged; and '

k. building mass, side yards and rear yards should respect and relate to those of adjacent

" lots,

Gordon Woods Development Limited have a site specific appeal to MOPA 2 (updated
Cooksville District Policies) for 2095, 2107, 2113 and 2121 Grange Drive, and therefore the
following version of Mssissauga Official Plan Site 4 policies apply: Notwithstanding the

~ provisions of the Residential Low Density | designation, the following additional policies will
apply to these properties:

a. preserve and enhance the generous front, rear and side yard setbacks;

b. ensure that exrstlng grades and dralnage conditions are preserved;

c. encourage new housing to fit the scale and character fo the surrounding area, and take
advantage of the features of a particular site i.e. topography, contours, mature
vegetation,

-d. garages should be recessed or located behind the main face of the house. Alternatlvely
 garages should be located in the rear of the property:;

e. ensure that new development has minimal impact on its adjacent nerghbours with
respect to overshadowing and overlook;

f. encourage buildings to be one to two (1-2) storeys in height. The design of the building
should de-emphasize the height of the house and be designed as a composrtlon of small
architectural elements, i.e. projecting dormers and bay windows;

g. reduce the hard surface areas in the front yard;

h. preserve existing mature high quality trees to malntam the exlstlng mature nature of

- these areas;

. house designs which fit with the scale and character of the local area, and take
advantage of the partlcular site are encouraged The use of standard, repeat designs is
strongly discouraged; and

J.. the building mass, side yards and rear yards should respect and relate to those of
adjacent lots.
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Proposed Official Plan Amendment Provisions

Residential High Density — Special Site which permits apartment dwellings. Notwithstanding
the provisions of the Residential High Density designation, the following additional policies will

apply:
a.
b. Ground level commercial uses will be permitted;
c.
d

Horizontal multiple dwellings will be permitted;

Office uses will be permitted; and,
Development up to a maximum Floor Space Index (FSI) of 3.33 will be permltted

There are other policies in N‘ﬁssi.ssauga Official Plan that are also applicable in the review of
these applications, some of which are summarizedin the table below.

Relevant Mississauga Official Plan Policies

Specific General Intent
Policies -

Section 5.1.6 | Mississauga encourages compact, mixed use development that is
Section 5.1.7 | transit supportive, in appropriate locations, to provide a range of local
Section 5.1.8 | liveiwork opportumtles

Section 5.1.9 :
Section 5.3.1.3 | Mississauiga wilt protect and conserve the character of stable
Section 5.3.1.4 | residential Neighbourhoods.

Section 5.3.1.6
Section | Mississauga will protect employment Iands to allow for a dlversr:y of
5.3.1.11 employment uses.

Section 5.3.5.1
Section 5.3.5.5
Section 5.3.5.6
Section 5.4.4
Section 5.4.5
Section 5.4.6
Section 5.4.11 :
Section 5.4.12 o : _ .x
Section 5.5.1
Section 5.5.2
Section 5.5.3
Section 5.5.7
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Specific General Intent
Palicies

New development will not exceed the capacity of existing and
planned engineering services, transit services and community.
infrastructure. - : _
Development proposals may be refused if existing or planned
servicing and/or infrastructure are inadequate to support the
additional population and employment growth that would be
generated or be phased to coordinate with the provision of services
and infrastructure. ' .

The Downtown is an Intensification Area and will achieve a minimum
gross density of 200 residents and jobs combined per hectare by
2031. The City will strive to achieve a gross density of between 300
to 400 residents and jobs combined per hectare in the Downtown,

The Downtown will achieve an average population to employment
ratio of 1.1, measured as an average across the entire Downtown.

Development in the Downtown will be in a form and density that
achieves a high quality urban environment.

Neighbourhoods will not be the focus for intensification and should
be regarded as stable residential areas where the existing character
is to be preserved. . . )

Intensification within Neighbourhoods may be considered where the
proposad development is compatible in built form and scale to
surrounding development, enhances the existing or planned
development and is consistent with the policies of this Plan.

Development will be sensitive to the existing and planned context
and will include appropriate transitions in use, built form, density and
scale. ' ‘ ‘

Development on Corridors should be compact, m'ix-ed usé and transit'
friendly and appropriate to the context of the surrounding
Neighbourhood and Employment Area.

Where higher density uses within Neighbourhoods are directed to
Corridors, development will be required to have regard for the
character of the Neighbourhoods and provide appropriate transitions
in height, built form and density to the surrounding lands.

Land use and design policies and the delineation of Corridor
boundaries will be determined through local area reviews.,
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Specific | General Intent
Policies -

Hurontario Street and Dundas Street have been identified as
Intensification Corridors.

Not all segments of Intensification Corridors are appropriate for
intensification. Planning studies for Intensification Corridors will
identify appropriate locations for intensification and the appropriate
_densities, fand uses and building heights.

.The focus for intensiﬁcation wil] be Intensiﬁcaﬁon Areas, which are
the Downtown, Major Nodes, Corporate Centres, Intensification
Corridors and Major Transit Station Areas.

Local area reviews for the Downtown, Major Nodes, Community
Nodes and Corporate Centres will determine appropriate locations
for intensification within these areas:

' 'Planning studies will delineate the boundaries of Intensification
Corridors and Major Transit Station Areas and identify appropriate
densities, land usees and building heights.

A mix of medium and high density housing, community infrastructure,
employment, and commercial uses, including mixed use
residential/commercial buildings and offices will be encouraged.
However, not all of these uses will be permitted in all areas.

Section 6.2.8 | Mssissauga will encourage the use of green technologies and

Section 6.2.12 | design to assistin minimizing the lmpacts of development on the

Section 6.3.1 | health of the environment. :

Section 6.3.19 '

Section 6.3.44 Nﬁssissauga will encourage tree planting on public and private lands
and will strive to increase the Urban Forest canopy. _

Mississauga will give priority to actions that protéct enhance, restore
and expand the Green System for the benefit of existing and future
generations.
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| Specific General Intent
-| Policies

Development proposals ; and site alteratlon for lands within a.
Residential Woodland will have regard for how existing tree canopy
and understorey are protected, enhanced, restored and expanded. A
site development plan may be required o demonstrate how the
following, among other matters, have been addressed:

a. existing topography and drainage patterns;

b. maintenance of a high proportion of permeable ground cover to
facilitate ground water recharge;

c. habitat for tolerant canopy birds (both in migration and for
breeding); :

d. habitat for urban wildlife; and

e. connections to other elements within the Green System.

Development and site alteration will demonstrate that there will be no
negative impacts to the Urban Forest. An arborist report and tree
inventory that demonstrates tree preservation and protection both
pre and post construction, and where preservation of sometrees is
not feasible, identifies oppertunities for replacement, will be prepared
to the satisfaction of the City in compliance with the City's tree permit
by-law. _

| Section 7.6.1.1 | Mississauga will strive to protect and enhance the desirable

| Section 7.6.1.2 | character of areas with distinct identltles and encourage the

Section 7.6.1.3 | development of

1 Section 7.6.1.4 | distinct identities for other areas.

1 Section7.61.5| =
* | Buitt form within Intensification Areas should provide for the creation

of a sense of place through, among other matters, distinctive

architecture, high quality public-art, streetscaping (including street

trees), and culiural heritage recognition.

A distinct identity will be maintained for each Character Area by
encouraging comman design themes and compahbnhty in'scale and
character of the built environment.

The historic character and sense of community will be maintained
through the preservation and protection of existing residential
Neighbourhoods.

New development will be compatible with the physical, social and
environmental attributes of the existing community.
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4 Specific | General Intent

1 Policies ' :
Section 9.2.2.6 | Development on Corridors will be encouraged to face the street, not

| Section 8.3.1.8 | locate parking between the building and the sireet, site buiidings to

| Section 8.4.1.3 | frame the street, provide entrances and transparent windows facing

1 Section 9.5.1.3 | the street, and consclidate access points and encourage shared

| Section 9.5.2.5 | parking, service areas and driveway entrances.

| Section 9.5.5.1

| Section 9.5.5.4 | The de5|gn of developments at intersections and along major streets
| should be of a highly attractwe urban quality.

A transit and active transportatlon supportlve urban form Wl|| be
required along Corridors.

Development wiII support transit and active transportation by locating
buildings at the sireet edge, requiring front doors that open to the
sfreet, ensuring active/animated building facades, ensuring

'| appropriate massing for the context, providing pedestrian safety and
comfort, and providing bicycle parking.

Site designs and buildings wilt create a sense of enclosura along the
street edge with heights appropriate to the surrounding context

Development proponents may be required to upgrade the public
boulevard and contribute to the quality and character of sireets and
_open spaces by providing street trees and landscaping, and
relocating utilities if required, lighting, bicycle parking, public art, and
street furnlture

Parking should be located underground, internal to the building or to
the rear of buildings.

Shared parking between developments will be encouraged where
approprtate
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Specific . General Intent
Policies
Section A minimum building height of three storeys is required on lands
12.1.1.2 within the Downtown. Character Area policies may specify maximum
Section building height requirements. Alternative minimum building heights
12114, may be established for existing areas with low density residential
Section | development. ' .

121.2.2°

' Lands immediately adjacent to, or within the Downtown, should
provide both a transition between the higher density and height of
development within the Downtown and lower density and helght of
development in the surrounding area.

Notwithstanding the Residential High Density policies of the Plan, the
maximum building height for lands designated Residential ngh
Density will not exceed 25 storeys.

Section To preserve the character of lands designated Residential Low

16.1.21 Density | and Residential Low Density ll, the minimum frontage and

Section area of new lots created by land division or units or parcels of tied

16.6.1.1 land (POTLs) created by condominium will generally represent the -

Section greater of;

16.6.2.1 a. The average frontage and area of residential lots, unlts or POTLs
on both sides of the same street within 120 m of the subject property.
n

the case of corner development Iots, units or POTLs on both streets
within 120 m will be considered;

or ‘ _

b. the requirements of the Zoning By-law.

| The Residential Low Density | designation; for the area bounded by
the Queensway West, Hurontario Street, the Queen Elizabeth Way
and

Stavebank Road, permits only detached dwellings.

Sites fronting on Dundas Street and Hurontario Street, immediately
outside of the Character Area, should serve as transitional areas to
the Character Areas, where a greater intensity of mixed use
development should occur.
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| Specific General Intent
Policies .

Section 19.5.1 | This section 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 overzll intent, goals and abjectives of the Official
Plan; and the development and functioning of the remaining lands
which have the same designation, or neighbouring lands;

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

» there are adequate engineering services, cdmmunity
infrastructure and mulfi-modal transportatlon systems to support
the proposed application;

» a planning rationale with reference to Mississauga Official Plan
policies, other relevant policies, good planning principles and the
merits of the proposed amendment in comparison with the
existing designation has been provided by the applicant.
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Proposal for Two (2) Residential Apartment Buildings (32 storeys and 25 storeys) consisting of 545 units with
retail commercial uses at grade, and 49 back-to-back townhomes

RA5 Base Zone

Proposed
RAS-Exceptions

R1 Zone
(existing Detached
Dwelling zone)

O Zone
(existing Office zone)

Permitted. Uée

' Apartment Dwelling,

Long-term Care
Dwelling, Retirement

Apartment Dwelling,
Horizontal Multiple
Dwelling, Office, At-

Detached Dwellings

Office, medical office,
financial institution,
commercial school,

: Dwelling Grade Commercial . veterinary clinic
Min. Lot Area (Interior) n/a n/a 750 m” (8,073 &°) n/a
Min. Lot Frontage (Interior) 30.0 m (98.4 ft.) © 30.0m (88.4 #) 22.5 m (73.8 f.} -~ n/a
Min. Front Yard Hurontario Street 9.0m (29.5 .)

1 - height < 13 m (42.6 ft.)
- height < 20 m (5.5 ft.)
- height < 26 m (85.3 ft.)
- height > 26 m (85.3 1t.)

7.5 m (24.6 &)
8.5 m (27.8 ft.}
9.5 m (31.2 .}
10.5 m (34.4 ft.)

5.0 m (16.4 ft)

Grange Drive
6.0 m (19.7 L)

Parking Structure —

Below Grade

A5m (14.8 ft.)

0.0 m (0.0 ft.)
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RAS5 Base Zone

" Proposed
RAS-Exceptions

R1 Zone
{existing Detached
Dwelling zone)

O Zone
{existing Office zone)

Min. Interior Side Yard

Fronting Grange Dr

. 1.8m (5.9 f£.) onone 7.5m {24.6 f.)
- height < 13 m (42,6 1) 4.5m (14.8 ft.) 3.0m (9.8 fL.) side of the lot and ’
- height < 20 m (65.6 f.) 6.0 m (19.7 .) 4.2m (13.8 f.) on the
- height < 26 m (85.3 ft.} 7.5m (246 1.) Fronting Hurontario other side
- height > 26 m (85.3 ft.) 9.0 m (29.56 #.) 7.5 m (24.6 ft.)
- abutting commercial, 4.5 m (14.8 f#t.)
apartment, office, . height <13 m
employment, institutional, or . {42.6 ft.)
utility zone , 7.5m (24.6 ft.) plus 3.0m (9.8 t)
- abutting a zone permitting 1.0 m (3.3 ft.) for each ' '
detached or semi-detached additional metre height > 26 m )
dwellings exceeding 10.0 m (85.3 ft.)
{32.8 ft.) to a max 7.5m (24,6 ft.) to
setback of 25.5 m Parking aisle
(83.7 f.) 0.0 m (0.0 ft.)
‘ to Parking Structure
— Below Grade
0.0 m (0.0 ft.)
Min. Rear Yard 7.5m (246 1) 7.5m (24.6 )
- height < 13 m (42.6 fi.) ‘7.5m (246 &.)
- height < 20 m (65.6 f.) 10.0 m (32.8 ft.)
- height < 26 m (85.3 ft.) 12.5 m (41.0 ft.}
- height > 26 m (85.3 ft.) 15.0 m (49.2 f.)
- abutting commercial, - 45m(14.8 ft.)
apartment, office, :
employment, institutional, or
utility zone 7.5 m (24.6 f.) plus
| - abutting a zone permitting 1.0 m (3.3 it.) for each
detached or semi-detached additional metre
dwellings ' exceeding 10:0 m
(32.8 ft.) to a max.
setback of 25.6 m
(83.7 t.)
Min. Floor Space Index 1.8 1.9 n/a n/a
Max. Floor Space Index 2.9 3.33 n/a . 0.5
2
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RAS5 Base Zone

Proposed
RAS5-Exceptions

R1 Zone

.(existing Detached

Dwelling zone}

0 Zone

-fexisting Office zone)

the lesser of 77.0 m

Max. Height 32 storeys 10.7 m (35.1 ) the lesser of 19.0 m
' (252.6 ft.) or (62.3 ft.) or 6 storeys
25 storeys : ‘ -
Min. Landscaped Area " 40% of the lot area 30% of the jot area n/a nfa
Min. Landscaped Buffer 4.5m (14.8 ft.) 4.5m (14.8'1t) n/a 4.5m (14.8 f.)
' ' abutting street line and abutting street line
abutting residential, :
3.0 m (8.8 tt.) abutting | 3.0 m (9.8 fi.) abutling
any other lot line residential
1.5 m (4.9 ft.) abutting
commercial
Min. Amenity Area the greater of 5.6 m” 4.3 m” per dwelling nfa na

per dwelling unit or
10% of site area
= 3,326 m* (35,800 ft’)
at 594 units

Min. of 50% must be
in one contiguous area

Min. amenity area-to
be provided outside at

unit= 2,564 m?®
(27,493 )

Min. of 50% must be in
cne configuous area

Min. amenity area to

be provided outside at
grade = 55 m” (592 ft)

_grade = 55 m’ (592 #t*

09a
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RAS Base Zone Proposed R1 Zone O Zone
RAS-Exceptions (existing Detached (existing Office zone)
" Dwelling zone) -
Parking Requirement .Apartment Dwelling Apartment Dwelling 2.0/unit - 3.2 per 100 m*
Studio — 1,0/unit Studio — 1.0/unit (1,076 %)
1 bed — 1.25/unit 1 bed — 1.0/unit
2 bed — 1.4/unit 2 bed — 1.0/unit
3 bed — 1.75/unit 3 bed — 1.0/unit
Visitor - 0.2/unit Visitor — 0.15 per unit
" Retail Retail
) 5.4 per 100 m* 1.7 per 100 m?
(1,076 ) (1,076 t)
Horizental Multiple Horizontal Multiple
3 bed -1.75/unit 3 bed - 1.0/unit
Visitor — 0.25/unit Visitor — 0.15/unit
Min. setback of waste - 10.0 m (32.8 #t.) 1.75 m (5.7 1) n/a n/a
enclosure/loading area to a .
zone permitting detached
and/or semi-detached
dwellings
4

100
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RAA Base Zone

Proposed
RAS-Exceptions

R1 Zone
(existing Detached
Dwelling zone)

~ O Zone
(existing Office zone)

1 Max. Encroachments and .
Projections

1.0m (3.3 L)

Roof into front yard
sethback along
Hurontario St
5.0m (16.4 ft)

Balconies into front

‘yard setback along

Hurontario St.
50m (16.4 .}

Roof into interior
side yard setback
1.5m (4.9 ft)

Balconies info
interior side yard
setback
1.5m (4.9 ft.)

nfa

n/a

Note: Bold and Italics denotes e)(ceptions from Base Zone requirements

101 ..

g9 obeq ‘1 xjpueddv



Appendix 1, Page 69

Pp—— ApPEiéﬁIXﬁ




Appendix 2

_-"_:\"‘
AN T~
- T
PR -~
=3 > Fo
0N = &, Py s, - -
—eT - 50 ST, exrenToF sl IRE ~—
Y] n R, 2, AT GROONEFLGON * "oy 5 AT GROUKD FLOOR —_—
I I ™ T
NT 7 FLOOR.
gy i B R
| g g s - 2 3
i g\ﬁ ] r- 5 - 5 Lo
H q i <1 = ) L ==
Bt
i 3 1 7 b T > =
; N . o
I~ {49 / TERER.
T <53 : s
; iH g3s |
{ i 3 z g; =0 % A
'[’ 2 T : + ;] -(l] 1
! i kL
3 RS
) i = RS ;J
h L i y L
| s - I P T et
1t ; i
F
o -
= o mﬁg
ot gg; 136
. mam JLzom
A LOAON
: -
< =
& T <
L R T
i z

10O U/ GJ
= ARKIN

- B
’_——g x \‘ES’_M:“»;»@
8 !
i
-w;% sy \ . |, EXSTING
e puene
E §:-.-w""' ' ‘E.m "
w 3 g
E £
- £ [ V:‘
il A

!

o

s,

NHOLSES - BLG
2 UNITS

|

|
3 srcRE\‘!‘mwNHc;lusEs - BIEUCJ( A
N2INMS)........

'IEMFOEIRV DRIVE ABLE

Y

AN N GRANGEDRIVE-

EXISTING

BUILDING

EXISTING PARKING LOT

HARBORN, Ronn

EYSTING TG

WNHOUS

)

. S ‘
SN, NSRS, . YA NI,

EIETEL

y <
T A e e —
{3 iy pamnley dg |

Sarun Shouwun

Revised Site Plan



NOILYAZT3 HLNOS , . , . NOILVAT T3 HLHON
ﬁ ,. P b ; i ” L ity e e _ .

Appendix 3, Page 1

1 OHITIEL b
R{EE TR
EEIEAR
HI I
RN/ GINRRNIGINRT

ErEE

:

T T R S

i e T : m

. Revised Elevations



Appendix 3, Page 2

Ions

Revised Elevat

A

4

Ny

i

NOILYATI3 LSaM

53




Revised Elevations |

Appendix 3, Page 3

i 3 l
5 i
S i
& - i
; !
S z
RE S i
e LIk
35 s I
T i
3 i anl
5 = i 4l
2
i
¢ = |
S i
- % ]
i

EAST ELEVATION




VIEW A - WINTER .

=== OUTLINE OF REVISED TOWERS [29 ST. & 26 5T.)

NEIGHBOURHOOD VIEWs  [B]

BREEZY PINES DR. / GORDON DR.

I
- GORDON WGOODRS DEVELOPMENT  Archilects

Enginaers.

| oBeq ‘p xtpuaddy




SEPTEMBER 22, 2017

w oo = OUTLINE OF REVISED TOWERS {29 §T. 826 §T.)

VIEW.A - SUMMER ' ' _ . o —;
BREEZY PINES DR. / GORDON DR. . o NEIGHBOURHOOD VIEWS |B l :
- ‘ S GORDON WOODS DEVELOPMENT ‘é:;';}::ﬁ: )

Z obed 'y xipuaddy



VIEW B - WINTER

et

%

l

— = = = QUILINE OF REVISED TOWERS (29 ST. & 26 5T.)

PARKER DR. -

~ NEIGHBOURHOOD VIEWS
GORDON WOODS DEVELOPMENT

| —

1B

Archilects:

Engleesrs

¢ abed 'y xipuaddy




szl o o

VIEW B - SUMMER

PARKER DR. “ ‘ | T NEGHBOURHOOD VIEWS
; GORDGN WOODS DEVELOPMENT

iBI

L—F
Archilscts

Enhginesrs-

¥ abed ‘¥ xipuaddy




SEPTEMBER 22, 2017

St ; 2 i -
UTUNE_OF REVISED TOWERS (29 ST. & 26 5T.)

Englnesrs

HARBORN DR. / GORDON DR. : : _
S : : - : . GORDON WOODS DEVELOPMENT  Arhlects

CVIEW C- WINTER - - ” |
| o ~ NEIGHBOURHOOD VIEws Bl

¢ ofed 'y quueddv




SEPTEMBER 22, 2017

EELGL

e OUTLINE OF REVISED TOWERS (29 ST. & 26 ST.) |
VIEW C - SUMMER -~ = =

Engineers

HARBORN DR. / GORDON DR. o | NEIGHBOURHOOD VIEWs  IBI
GORDON WOODS DEVELOPMENT  Arhilects:

g ebed 'y xipuaddy




Appendix 5 -Page 1

Gordon Woods Development Limited ' : File: OZ 12/003 W7

Revised Proposed Zoning Standards

"Proposal for Two (2) Residential Apartmént Buildings (29 storeys and 26 storeys) consisting of 521 units with retail
commercial uses at grade, and 49 back-to-back townhomes

RAS Base Zone Proposed R1 Zone O Zone

RA5-Exceptions (existing Detached (existing Office zone)
. _ - Dwelling zona)
Permitted Use Apartment Dwelling, | Apartment Dwelling, Detached Dwellings | - Office, medical office, -
Long-term Care Horizontal Multiple financial institution,
Dwelling, Retirement | Dwelling, Office, At- ‘ commercial school,
_ Dwelling Grade Commercial : veterinary clinic
Min. Lot Area (Interior) " n/a n/a . 750 m* (8,073 sq. ft.) n/a
Min. Lot Frontage (Interior) 30.0m (984 ft.) 30.0 m (98.4 ft.) 225 m (73.8 ft.) n/a
Min. Front Yard Hurontario Street 9.0 m (29.5 ft.) 45 m (14.8 ft.)
- height < 13 m (4256 ft.) 7.5 m {24.6 ft.) 50m@6.4ft)
- height < 20 m (65.6 ft.) ‘ 8.5 m (27.8 ft.)
- height < 26 m (85.3 ft.) 95m {32 ft) . " Grange Drive
- height > 26 m (85.3 ft.) 105 m (344 ft) 6.0m (19.7 fit.)

Parkinﬁ Structure ~
Below Grade

. _ : _ 0.0m (0.0 ft.) _
Min. Interior Side Yard Fronting Grange Dr 1.8 m (5.9 ft.) onone 7.5m(24.6 ft.)
- height <12 m (42.6 ft.) 45m (14.8 1t.) 3.0m@.8r1t) . side of the lot and
- height < 20 m (65.6 L.} 6.0 m (19.7 ft.) 4.2 m (13.8 ft.) on the
- height < 26 m (B5.3 ft.) . 7.5 m (24.6 ft.) ' Fronting Hurontario other side

- height > 26 m (85.3 ft.) 9.0m (29.5 ft.) Zh5m (246 L)

- abutting commercial, : 4.5m (14.8 ft.) )

apartment, office, : height <13 m (42.6 ft.)
employmant, institutional, or ‘ - 30m@8t)
utility zone - 7.5m (24.6 ft.) plus 1.0 ’ :

- abutting a zone permitting |~ m (3.3 ft.) for each height > 26 m (85.3
detached or semi-detached additional m ft.)

dwellings exceeding 10.0 m (_32.8 7.5m (24.6 ft.)




Gordon Woods Development Limited:

Appendfix 5 Page 2

File: 0Z 12/003 W7

fL.) to a max. setback
of 255 m (83.7 ft.)

to Parking aisle
Q.0m{(0.01ft)

to Parking Structure -
Below Grade

0.0m (0.0 fr.)
fo waste
enclosure/loading
area abutting a
residential zone
1.75m :
Min. Rear Yard 75 m (24.6 ft.) 7.5m {246 ft)
~'height <13 m ¢42.6 ft.) 7.5m (24.6 ft)
- height < 20 m (65.6 ft.) - 10.0 m (32.8 ft.)
- height < 26 m (85.3 ft.) 125 m (410 ft)
- height > 26 m (85.3 ft.) 15.0 m (49.2 ft.)
- abutting commercial, 45m (14.8 ft).
apartment, office, ‘ :
employment, institutional, or ) :
utility zone . 7.5m (24,6 ft.) plus 1.0
- abutting a zone permitting m (3.3 ft.) for each
detached or semi-detached - additional m.
dwellings exceeding 10.0 m (328
‘ ft.) to a max. setback
of 25.5 m (B3.7 ft.}.
Min. Floor-Space Index 19 1.9 n/a n/a
Max. Floor Space Index 2.9 3.25 n/a 0.5
Max. Height theo lesser of 77.0 m 29 storeys 10.7 m {35.1ft.) . thelesserof 9.0 m .
(2526 ft) or (62.3ft.) or 6 stareys
' 25 storeys
Min. Landscaped Area 40% of the lot area 30% of the lot area n/a n/a
Min. Landscaped Buffer 4.5 m (14.8 ft.) abutting | 1.5m (4.9 t.) abutting n/a 45m (4.8 t.)
] street line ‘

street line and abutting




Gordon Woods Development Limited
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File: OZ 12/003 W7

residential, 3.0 m (9.8
ft.) abutting any other

30m(@98fFL)

Studio - 1.0/unit
1bed - 1.25/unit
2 bed - 1.4/unit
3 bed - 1.75/unit
Visitor - 0.2/unit

Retail
5.4 per 100 m”
(1,076 sq.ft)

Horizontal Multiple
3 bed - 1.75/unit .
Visitor - 0.25/unit

Studio -1.0/unit

1 bed - 1.0/unit

2 bed - 1.0/unit

3 bed - 1.3/unit
Visitor — 0.15 per unit

Retall
5.4 per 100 m?
(1,076 sq.ft.)

. Retail and Visitor
parking may be shared
-at the higher of the
- two requirements

Horizontal Multiple
3 bed - 1.75/unit

lot line abutting residential
1.5m (4.9 fit.) abutting
) ) commercial
Min. Amenity Area the greater of 5.6 m* 4.3 m” per dwelling n/a - n/fa
| - per dwelling unit or  § unit = 2,451 m” (26,382 '
10% of site area sq.rt)
= 3,192 m’ (34,358
-5¢.ft.) at.570 units
Min. of 50% must bein | Min. of 50% must be in
one contiguous area one contiguous area
Min. amenity area to be | Min. amenity area to be
provided outside at | provided outside at
grade = 55 m” (592 grade = 55 m’ (592
5 : sq.ft.) -5q.ft) o
Parking Requirement Apartment Dwelling Apariment Dwelling 2.0/unit 3.2 per 100 m*

(1,076_ sq.ft.)
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Visitor - 0.25/unit

Min. setback of waste 10.0 m'(32.8 ft.) . L75m (5.7 1) n/a _ n/a
enclosure/loading area to a
zone permitting detached
and/or semi-detached
dwellings _ ‘
Max. Encroachments and 1.0m (3.3 ft.) .| Roofinto front yard n/a nfa
Projections ' setback along
’ ' Hurontario St.
50m (6.4 Hf)

Balconies into front
yard setback along
Hurontario SE.

EO0mye4ft)

Roof into interior side
yard setback
L5m@38ft)

Balconies into interior
side yard setback
1L5m (3.8 ft)

Note: Bold and ltalics denotes exceptfons from Base.Zone requirements



