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PLANNING & DEVELOPMENT COMMITTEE — FEBRUARY 2, 2015

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

Send written submissions or request notification of future meetings to:
Mississauga City Council

c/o Planning and Building Department — 6™ Floor

Att: Development Assistant

300 City Centre Drive, Mississauga, ON, L5B 3C1

Or Email: application.info@mississauga.ca

CALL TO ORDER

DECLARATIONS OF CONFLICT OF INTEREST

APPROVAL OF PREVIOUS MINUTES

Planning and Development Committee Meeting - January 12, 2015.

MATTERS TO BE CONSIDERED

1. Sign Variance Applications — Sign By-law 0054-2002, as amended
File: BL.03-SIG (2015)

2. PUBLIC MEETING
Information Report on Official Plan Amendment and Rezoning Applications to
permit 41 townhouse dwellings and 52 stacked townhouse dwellings in addition
to the existing 13 storey rental apartment building, 6719 Glen Erin Drive,
northeast corner of Glen Erin Drive and Aquitaine Avenue
Owner: Blackrock Aquitaine Limited
Applicant: Dentons Canada LLP, Bill 51, (Ward 9)
Files: OZ 14/002 W9

3. PUBLIC MEETING
Information Report on Official Plan Amendment and Rezoning Applications to
permit a 38 storey apartment building and a 9 storey apartment building, 89 to
95 Dundas Street West and 98 Agnes Street, northeast corner of Novar Road
and Dundas Street West
Owner: Gallery Developments Inc. and Town CIiff Development Corp.
Applicant: MMM Group Limited, Bill 51, (Ward 7)
File: OZ 10/014 W7
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PUBLIC MEETING

Information Report on City-initiated Official Plan Amendment and Rezoning to
permit a new municipal works yard, 2385 Loreland Avenue, north of
Queensway East, east of Dixie Road

Owner/Applicant: City of Mississauga, Bill 51, (Ward 1)

File: CD.21.LOR

Removal of the “H” Holding Symbol from Zoning By-law 0225-2007, as
amended, and Section 37 Community Benefits Report , 447, 453, 501, 505
Lakeshore Road East and 1021, 1027, 1077 Enola Avenue, north of
Lakeshore Road East, east of Enola Avenue

Owner: 501 Lakeshore Inc. (Trinity Development)

Applicant: Korsiak & Company Ltd. (Ward 1)

File: H-OZ 14/001 W1

Sheridan Park Corporate Centre — Draft Land Use Master Plan — Request for
Comments (Ward 2)
File: CD.10-SHE

Dundas Connects — The Dundas Corridor Master Plan
File: CD.04-DUN

ADJOURNMENT
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Files BL.03-SIG (2015)

DATE: January 13, 2015

TO: Chair and Members of Planning and Development Committee
Meeting Date: February 2, 2015

FROM: Edward R. Sajecki
Commissioner of Planning and Building

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

RECOMMENDATIONS: That the report dated January 13, 2015 from the Commissioner of

Planning and Building regarding Sign By-law 0054-2002, as
amended, and the requested eight (8) Sign Variance Applications
described in Appendices 1 to 8, be adopted in accordance with the
following;

1. That the following Sign Variances be granted:

(a) Sign Variance Application 14-00402
Ward 5 '
The Great Punjab Business Centre
2960 Drew Rd.

To permit the following:

(1) Sixty five (65) fascia signs erected on the second
storey of the building.

(b) Sign Variance Application 14-00403
Ward 5
The Great Punjab Business Centre
2970 Drew Rd.

To permit the following:
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(d)

(e

@

Twenty (20) fascia signs erected on the second
storey of the building.

Sign Variance Application 14-00401
Ward 5

The Great Punjab Business Centre
2980 Drew Rd.

To permit the following:

®

Sixty five (65) fascia signs erected on the second
storey of the building.

Sign Variance Application 14-02831
Ward 5

FDS Broker Services

160 Traders Blvd. E.

To permit the following:

®

One (1) fascia sign erected on the second storey of
the building.

Sign Variance Application 13-07173
Ward 6

Pharmasave

1151 Dundas St. W.

To permit the following:

(1)

(i)

Three (3) fascia signs not attached to an exterior
wall forming part of the unit occupied by the
business.

Two (2) fascia signs located on the rear elevation of
the building, approximately 42.5m (139.4 ft.) from
a residential use.
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(f) Sign Variance Application 14-03418
Ward 9
Farrow
3255 Argentia Rd., Unit #102

To permit the following:

(1) Two (2) additional fascia signs located on the north
and west elevations of the building.

(g) Sign Variance Application 14-03299
Ward 9
Cooper Construction
7025 Langer Dr.

To permit the following:

(1) Two (2) roof signs erected above the east and west
entrances to the building.

(h) Sign Variance Application 14-03564
Ward 9
Meadowvale — FCR Management Services LP
6677 Meadowvale Town Centre Circle

To permit the following:

(i) Two (2) additional ground signs less than 100m
(328 ft.) apart, fronting Winston Churchill Blvd.

The granted variances are subject to compliance with all other
provisions of the Sign By-law.
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COMMENTS:

FINANCIAL IMPACT:

CONCLUSION:

ATTACHMENTS:

The Planning and Building Department has received eight (8) Sign
Variance Applications (see Appendices 1 to 8) for approval by
Council. Each application is accompanied by a summary page
prepared by the Planning and Building Department which includes
information pertaining to the site location; the applicant's proposal;
the variance required; an assessment of the merits (or otherwise) of
the application; and a recommendation on whether the variance
should or should not be granted.

Not applicable.

Council may authorize minor variances from Sign By-law 0054-
2002, as amended, if in the opinion of Council, the general intent
and purpose of the By-law is maintained. Sign By-law 0054-2002,
as amended, was passed pursuant to the Municipal Act. In this
respect, there is no process to appeal the decision of Council to the
Ontario Municipal Board, as in a development application under the
Planning Act.

The Great Punjab Business Centre
Appendix 1-1 to 1-5

The Great Punjab Business Centre
Appendix 2-1 to 2-5

The Great Punjab Business Centre
Appendix 3-1 to 3-7

FDS Broker Services
Appendix 4-1 to 4-5

Pharmasave
Appendix 5-1 to 5-7

Farrow
Appendix 6-1 to 6-8

Cooper Construction
Appendix 7-1 to 7-6
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Meadowvale — FCR Management Services LP
Appendix 8-1 to 8-8

CA o fln

Edward R. Sajecki %
Commissioner of Planning and Building

Prepared By: Darren Bryan, Supervisor Sign Unit

k:\pbdivisionswpdata\pdc-signs\2015 pdc signs\feb02_15signvariance.doc



MISSISSAUGA APPENDIX 1-1
&l _

— )

SIGN VARIANCE APPLICATION REPORT
Planning and Building Department

January 13, 2015
FILE: 14-00402

RE: The Great Punjab Business Centre
2960 Drew Road - Ward 5

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

amended.
Section 13 Proposed
A fascia sign shall not be erected above the Sixty five (65) fascia signs erected on the
upper limit of the first storey. second storey of the building.
COMMENTS:

This building is part of a business centre which has two other similar buildings.

The requested variance is to install 65 fascia signs on the second storey of the building. Of the 65
signs requested, 34 signs are located on the upper portion of the second storey providing
identification for the second floor tenants, while the remaining 31 signs are located on the lower
portion of the second storey, between the ground floor fascia and second storey windows,
providing identification for the ground floor tenants.

The proposed signage is designed for the building fagade and is consistent with other signage

approved for this business centre. The Planning and Building Department therefore finds the
variance acceptable from a design perspective.

K:\pbdivision\WPDATA\PDC-Signs\2015 PDC Signs\14-00402\01-report.doc



APPENDIX 1-2

BUSINESS:

October 01, 2014

City Of Mississauga

Planning & Building Department
300 City Drive

Mississauga, ON

L5B 3C1

RE: Letter of Rationale - 2960 Drew Rd., Mié‘sissauga, ON, L4T 0S8

We propose minor variance for fascia signs at second storey of buildings 2960 Drew rd
(total signs- 65 ) which are extending the limits of sign by law.

Pls note these signs are within the concept of already approved signs.

Should you have any questions in this regard, pls do not hesitate to call the
undersigned.

Yours Truly
FirstService Residential
Agent for and on behalf of PSCC 884

/ ; .
Wkezy’v gl
Mathew Azhikannickal

Property Manager
mathew.azhikannickal @fsresidential.com

PSCC 884 FirstService Residential | Ontario

Wississauga, Ontario FirstService B89 Skyway Avenue | Suite 200 | Toronto, OM ?é;::‘
RESIDENTIAL :

www.ontarisdsreonnectcafPSCC 884 Tel 416.208.5900 | Fax 416.202.5004

www. feresidential.com

Resident Care 1.855.244,8854
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Leading today for tomorrow
Planning and Building
Sign Unit
2960 Drew Rd.
#14-00402
Multiple units (#137-#159) ; 65 fascia signs
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MISSISSAUGA APPENDIX 2-1
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SIGN VARIANCE APPLICATION REPORT
Planning and Building Department

January 13, 2015
FILE: 14-00403

RE: The Great Punjab Business Centre
2970 Drew Road - Ward §

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

Section 13 Proposed
A fascia sign shall not be erected above the Twenty (20) fascia signs erected on the second
upper limit of the first storey. storey of the building.

COMMENTS:
This building is part of a business centre which has two other similar buildings.

The requested variance is to install 20 fascia signs on the upper portion of the second storey
providing identification for the second floor tenants.

The proposed signage is designed for the building facade and is consistent with other signage

approved for this business centre. The Planning and Building Department therefore finds the
variance acceptable from a design perspective.

K:\pbdivision\WPDATA\PDC-Signs\2015 PDC Signs\14-00403\01-report.doc
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Qctober 01, 2014

City Of Mississauga

Planning & Building Department
300 City Drive

Mississauga, ON

L5B 3C1 .

APPENDIX 2-2

RE: Letter of Rationale - 2970 Drew Rd., Mississauga, ON, L4T 056

We propose minor variance for fascia signs at second storey of buildings 2970 Drew rd
(total signs- 22 ) which are extending the limits of sign by law.

Pls note these signs are within the concept of already approved signs.

Should you have any questions in this regard, pls do not hesitate to call the

-undersigned.

Yours Truly
FirstService Residential
Agent for and on behalf of PSCC 884

~ A,
Mathew Azhikannickl

Property Manager
mathew.azhikannickal @fsresidential.com

(PSCC 884

fississauga, Ontario FirstService
REZIDENTIAL

wwyontariofsrcomnect.ea/PSCC 884

Resident Care 1.855.244.8854

FirstService Residential | Gntario

89 Skyway Avenue | Suite 200 | Toronto, ON MoW
6R4

Tel 416.293.5800 | Fax 416.203.5904

www.isresidential.com
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APPENDIX 3-1
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SIGN VARIANCE APPLICATION REPORT
Planning and Building Department

January 13, 2015
FILE: 14-00401

RE: The Great Punjab Business Centre
2980 Drew Road - Ward 5

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

Section 13 Proposed
A fascia sign shall not be erected above the Sixty five (65) fascia signs erected on the
upper limit of the first storey. second storey of the building.

COMMENTS:
This building is part of a business centre which has two other similar buildings.

The requested variance is to install 65 fascia signs on the second storey of the building. Of the 65
signs requested, 51 signs are located on the upper portion of the second storey providing
identification for the second floor tenants, while the remaining 14 signs are located on the lower
portion of the second storey, between the ground floor fascia and second storey windows,
providing identification for the ground floor tenants.

The proposed signage is designed for the building facade and is consistent with other signage

approved for this business centre. The Planning and Building Department therefore finds the
variance acceptable from a design perspective.

K:\pbdivision\ WPDATA\PDC-Signs\2015 PDC Signs\14-00401\01-report.doc



APPENDIX 3-2

Qctober 01, 2014

City Of Mississauga

Planning & Building Department
300 City Drive

Mississauga, ON

L5B 3C1

RE: Letter of Rationale - 2980 Drew Rd., Mississauga, ON, L4T 0S6

We propose minor variance for fascia signs at second storey of buildings 2980 Drew rd
(total signs- 65 ) which are extending the limits of sign by law.

Pls note these signs are within the concept of already approved signs.

Should you have any questions in this regard, pls do not hesitate to call the
undersigned.

Yours Truly
FirstService Residential
Agent for and on behalf of PSCC 884

/{4,&_;/ R o

Mathew Azhikannickal
Property Manager
mathew.azhikannickal @fsresidential.com

2800 894 FiesiService Residential | Ontario

Wississauga, Ontaric FirstService 8% Skyway Avenue | Suite 200 | Toronto, ON ﬁg‘gz
RESIOENTIAL

wvnw.ontariofsrconnect.ca/PSCC 884 Tel 415.203.5800 | Fax 416.293.5904

wwa fsresidential.com

Resident Care 1.855,244,.8854
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APPENDIX 3-3
CITy OF BRAMPTON

NATIONAL

CRESCENT DRIVE

PRIORY

CON. 6 E.H.S.

BATH ROAD
O\ NETHERWOOD ROAD------"\\----%--}}--==--==--- - DWIGGIN _
REDSTONE  ROAD BRANDON GATE

CHIPLEY

THAMESGATE
DRIVE

ECT PROPER

SLOUGH STREET

SLOUGH

BREN

DRIFTON
JOLLIFFE

DR,

CAMBRETT

BEVERLEY ST.

3
%N\ SCARBORO

AVENUE

"m —eHORCHILL
“ -

UND

BO

NEW

AVE.
PURNELL

[ MISSISSAUGA

Leading today for tomorrow

Planning and Building
Sign Unit
2980 Drew Rd.
#14-00401
Multiple units (#215-#246) ; 31 fascia signs

SCALE FOR REDUCED DRAWINGS

Om_50m 100m 200m 300m 400m 500m 1000m




Building C -22 Sign

{Variance for Second Storey only)

Building A
Total -65
2 Storey Building
Ground & Second Storey-

Permit required for Ground &
Second Storey

permit issued

mwmw-xm:oué.

Building b- N2 A AR " . - RAJINDER
49+16 » *@fa}z ik LU Telo CHAKU
Total -65 & %% i = T ARCHITECT
‘ o suy/oin unt i s | i il e 0 T
% v*'ﬁ%‘B 42060 | 2| 4|10 120|138 5T 208 s e
ol ‘ s o s e e E‘ s Lo | o | 5 %;g A R it
orey Building » L e m— ARCOPE_CONSULTING
Ground & Secoma srey N\ | i SRR
Permit required for Ground & —
Second Storey INTERIOR ALTERATION
IN EXISTING BUILDING
E z';s-otzﬁ‘m.mn DREW ROAD,
¥ MISSISSAUGA, 0%
i =
SIT]
conreresserony| O P 1

6T- 1T

¥-¢€ XIANHddV



B

£

3 )
i
i

LD,

E g i g

= See

Altached

3
I

N
-

.
.
- Picture .
N
.
;
;

N T
@ @ms:_ﬁwm

........ R

@ WEST ELEVATION
ACHE FRA
k<

* 17

_.18_ 5 .

o——SEE ENLARGED SKEET D-1
FOR SIGNAGE CALCULATION

*.3 »
(% )TYP. ELEVATION'B’
#2_) SEAE; W

e

st )

= i

lor wa, -
' 5 o
| POCOBEE oF 2w B it e

TYP. ELEVATION'C
P gy

[}
X

]

o 8. Xy

o =&
T NTYP, ELEVATION'D'

st
S—

D .
Ry
(s
1]
e ey

MTA OF THL
OF i
oF st

LRt X e - 2o
:

TYPICAL ELEVATION ‘A’
Aty

L%
s \TYP. ELEVATION 'E"

A2 S semes iy

BEALET LI

|
-:l_:__

-
[ |

{s 2o ! wx.
oo 2

jrares] e

B e 1 T AR AYOR,

] st e

Y 3l
Tl 40134
K 034513005
ARCA Plonning & Deslpe
25 OrktbeRaxs, St
o S A1
e et s
e

The Great Panjab
Business Centre

2980 Dvwiw Rosd
Wiprlenaoga, Onalrio

eIy

BUILDING A
ELEVATIONS

£z TR
[

TS W
EB.

TR

oy Py

ASHOTED

A
FE0.300

A2

$-¢€ XIANAJIIV

0¢-T1



AARERRE]
' FOR SKWUCE CALCULATON SEE ORAING /A2 N § l._ E ; E g g %’
%m %0? @ %1 go% ] 6218 @ gg ] 6100 ? 6100 C? 6100 5100 C? ?gwu T 326100 T 3(300 |,
] l L ) 1 L L L 1 L S J_:':
PO - 3 =i

f i 0 f | 0 f i f T

DESCRIPTION
REVISIONS

4000
| |

it

v oo

g \ '““ /A o o
TR | I 1 - | A -~ ]

L
i

\| aaos roan

A\ 7 s mx aw o o

i
A\ e woo By s, o

st
INETTEY

e

7

1\ EAST ELEVATION (CON'T 2/A3)
Qa/ SCALE: 1:125

3]
I
i
4

I
K
§

33

|
l

GRD 23-20:

REA OF WAL -mmmoxl o e
AREA OF S 3?
PERCENIAGE OF SN TO WALL AREA = mmum

35 36 . EImEE
:( 69 smo s [ e ? 6523 o-eo TED\ 1o, P & 3:815,:; 3050@ 6100 @3050@ 5207 miga @ o775 3999 ®) 3567 ®) [T
. il

FOR SIGNAGE CALCULATION

SEE ENLARGED SHEET D-1 J

Brampion, Ont
LEYINL
Tel: 4169102166

ey AN |

o0
P ARGA Planicg & Dosion
s

mmmm

&

bttt
aatus

111

| L 1 /RN

20,691
mwnmwnmm Mu
mmwwmwmlmmm-m(&m

.A WEST ELEVATION I
\ A3 J senis: wizs Martin Baron Archilectinc.
191 Bobesods Arvca

sazr0
Tek atem 16
oA Ma T TR0
et

+(mwox2mw)/z)
|7 orsa(mwum-:ﬂmn‘ mm-um‘ ﬁ!

/2 EAST ELEVATION (CON'T 1/A3 @ (3 SOUTH EAST ELEVATION
SCALE: 128 W SCALE: 11125

12-1

FOR SGIUCE DETLS SEE DRANING B/A7

KEY_PLAN

PRGIEET,

i @ -
52 6100 210054900 GP 6100 @P 48 ’ 210(’ 6100 6100 @P 8100 ’ 6100 + ?34% &}ﬂﬂﬂ *

The Great Punjab
Business Centre

2980 Drew Road
Mississauga, Onalrio

¥ IRV P SHELT TRLE
i I | J— B s
. SOUTH ELEVATION @ X A T
TR i (24 .
S
Total - 65 Signs A
m;ea‘m A-3

9-¢ XIANHddV



1-22

APPENDIX 3-7




MISSISSALGA APPENDIX 4-1
@l _
— ]

SIGN VARIANCE APPLICATION REPORT
Planning and Building Department

January 13, 2015
FILE: 14-02831

RE: FDS Broker Services
160 Traders Blvd. E. - Ward 5

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

Section 17 Proposed
A fascia sign shall not be erected above the One (1) fascia sign erected on the second
upper limit of the first storey. storey of the building.

COMMENTS:

The fascia sign is to be located between the limits of the upper floor and parapet on a two storey
office building. On an office building over three storeys in height, a fascia sign would be
permitted between the limits of the upper floor and the parapet. The proposed sign would be in
compliance with the Sign By-law requirements for size and location if proposed on the top floor
of an office building exceeding three storeys in height. The Planning and Building Department
finds the proposed location for the fascia sign to be in character with the design of the building
and to have design merit, and therefore has no objections.

K:\pbdivision\ WPDATA\PDC-Signs\2015 PDC Signs\14-02831\01-report.doc



APPENDIX 4-2

BROKER SERVICES

Letter of Rationale
FDS Signage on 160 Traders Bivd

FDS Broker Services is a morigage brokerage and real estate investment company with
35 full time employees, located in Mississauga for the last 4 years. We are applying to
have a sign placed on the building in which we do business, Clients and agents come fo
the office daily to sign paper work and view presentations. it is a two-storey building
amongst many other buildings in the area and guests has trouble finding us.

Points to consider:

1. There is an existing sign on the opposite side of the building "AMEC”, in the
same location in which our sign will be placed — 2™ fioor corner.

2. "Georgian” had a sign previously in the same location where our sign will go. The
electrical connections still exist, as do the mounting holes.

3. The sign will be located above our CEQ’s corner office on the 2™ floor.

4. The area in which our building is located is highly industrial and commercial, with
no residential housing in eye line of our sign.

We have enclosed photos showing the previous sign, the sigh on the opposite side of
the building, plus a view from our office, which shows the area in which our office is
located.

Should you require any further information, please feel free to contact me anytime.

s A,
‘{ '\\’- . \L&
AN Ly «/ 5
Zafar Kh@m&g;a p

CEO, FDS Broker Semcesj
905-566-4420 x222
zafar@fdsbroker.com

FDS Broker Services Inc. 160 Traders Blvd, Suite 202, Mississauga, ON L4Z 3K7
Office: 905.566.4420, Toll: 1.866.517.6398
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REQUEST FOR SIGNAGE PERMIT

About Signs contact: Steve Crawford

Project Name: FDS Broker service Location: 160 Traders Bivd. East, Suite 202 Date: August 26th 2014

BROXER SERVICES
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e -
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F Ds 905 "
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- -
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Backer: Aﬁ% Angles .2?’ lbki_etters )?b
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MISSISSAUGA APPENDIX 5-1

SIGN VARIANCE APPLICATION REPORT
Planning and Building Department

January 13, 2015
FILE: 13-07173

RE: Pharmasave
1151 Dundas Street West - Ward 6

The applicant requests the following variances to sections 4 and 13 of Sign By-law 0054-
2002, as amended.

Section 4 Proposed
A fascia shall be attached to an exterior wall | Three (3) fascia signs not attached to an
forming part of the unit occupied by the exterior wall forming part of the unit occupied
business. by the business.

Section 13 Proposed

Fascia signs permitted on the rear elevation of | Two (2) fascia signs located on rear elevation
a building cannot face a residential use within | of the building, approximately 42.5m (139.44
100 m (328 ft.). ft.) from a residential use.

COMMENTS:

The design and placement of the proposed fascia signs are consistent with other signage which
has been approved for this property. Therefore, the Planning and Building Department finds the
proposed signage acceptable from a design perspective.

K:\pbdivision\ WPDATA\PDC-Signs\2015 PDC Signs\13-07173\01-report.doc



APPENDIX 5-2

Paula Dale Limited

Clo Westdale Mall Management

1151 Dundas Street West, Mississauga, Ontario, L5C 1C8, Tel: 905-270-0330, Fax: 905-270-5500

October 17, 2014

City of Mississauga
Building Division

300 City Centre Drive
Mississauga ON L5C 3C1

Re: Pharmasave Application for Variance

This letter serves to confirm that Paula Dale Limited, the owning and managing
company of Westdale Mall, supports the variance application submitted by Pharmasave
for an exterior fascia sign in consideration of the following:

Drawing attention to the presence of Pharmasave in the mall.

Having a sign serves as a 24 hours a day advertising tool

Supporting and promoting Pharmasave as a Canadian business.

Customers are more likely to purchase from a business they have already heard
of, so a sign can help plant the seed for future sales.

Sincerely

i~

Anna Prokop
General Manager



1-30

Oct 23,2014

APPENDIX 5-3

PARKWAY

3a3570M

hlllllllllIllllllllllIV

TUHAVTD

FIVAI 704

SHORELINE DRIivH
NEIGHBOURHOGD
CIRCLE

Q
a
A
&
o
Q
=
—
Ll

S

ALvo
N3198V(30;

HWY

FORMERRY

WI0HSIHY
¥V 1704

HURONDALE DR,
PAISLEY

WEST

CEDARGLEN

WIL TSHIRE

LANE
PLACE

CORNERBROOK

-

UV

MISSISSAUGA

Leading today for tomorrow

0
3

Planning and Building

Sign Uni
1151 Dundas Street West

#13-07173
Pharmasave

SCALE FOR REDUCED DRAWINGS

)
1000m

o
500m

400m

300m

200m

Om_50m 100m

wv
AdVWISOY

FREDONIA DR.

S __CULR.

v
‘

RANGE




e

ot 1D m it ittt s
DO YT MR TR 20 [yt My B
ATIRONR ST e
Sreks 2w

ST T, e
R e

e
i x

D G
PR

[ Y e T N TR YR T

fidon oy

A St s TR AR (rng e N e s Laba b
ST RTINS R R T SR

Wb
LR e o

FEINNAR

g3
VIR M & e 27 L
AT T A
ST Lutbd.

0 i

EA(STING RESIDENTIAL AREA/APARTMENTS

ZONE: RAZ2-40, RA1-4, RA2-40

TP s 1 T € 4 U e v kb 4 rE b RAS S LA HT e A P UM 2 Y AN A R Y MR R e i R Rl e e e

kT

S A1) b WAL AT Ty rm Y
22 214 b S W T

e 8 dem.
Wt AR
WY TP A iun 2l A B ren S

€€ M e e

FOREBT WOoOD DRIVE

Carm B TG

wiswon | ey i
| AR WA

Pemmipima e o)

AR, e,

8% SRR
N ke

4 o D M1 L e
PN o)

1e-1

b-¢ XIANAddV

] R %G 68
| o I
I e 2o s
L ™ mosossy
L, , A oy 2
ii, A a T '
';‘:;5: ; frTe— T ! ‘; 2
N PROPOSED =
if SIGNS )
! -..;g - 4
o ®
e 5 ' T
g" B2 e 1
H : N -t R -
5 § s' ! B
fo i3 8 2 .
gk I. “ .[Z } "E J
g5 I8 PHARMASAVE 3§ o o
: H H Lians ik ;." I
B2 : A
g ¢ a4 ¢ g .
EE H :
~ - g
} mnnmm!
: L harasy ik
|': i s O e W asar vt dat e vp s e
i : i b
5 e ehiee
{ SN .
! ! wrm? Py i
I NV AN S
! 1 L ‘ s
: ¥ " ravien TR
i PROPOSED e ——
g. SIGN P FESAY -
l:. ~ A AT,
wed .: Y |leeaspsmns
i C101-
T . . .
‘client: PHARMASAVE SCAE Dimensions in meters
1151 Dundas St West Mississauga, o Feb. 10, 2014
DWG- 1000

' METRO SIGNS
we & GRAPHICS

Address: Westdale Mall

Saies Contat:

Richard

| Ry

]qugadwick Dr. #16 Concord, L4KTKO  Tel: 905-532-1490 |



1.232

0381]

3.399

Inated Sign Box

o PHARMASAVE |l

1.833

0.203

| SgnArea: 0.698 m.sq. |

| Sign Weight: 24 kg |

15"hgt x6-0" Sign Box
illuminated

White white 3/16" acrylic face
Allanson 120 volt ballast / tube lamps

Aluminum sign box and frame ,/ painted black

Regal Red
2mil vinyl background
PHARMASAVE logo
Acrylic white text

13.33

Rear Entrance

40 Bradwick Dr. #16 Concord, L4K-1K9 Tel: 905-532-1490

cient PHARMASAVE

SCALE: Dimensions in meters

Address:  Westdale Mall

1151 Dundas St West Mississauga

DATE:

April. 10, 2014

Sales Contat: Richard

DWG- 1002

NORTH
ENTRANCE

MAY 13, 2014

S-S XIANHddV

ce-T1



lluminated Sign Box

0.381

15"hgt x6-0" Sign Box
illuminated

White white 3/16" acrylic face
Allanson 120 volt ballast / tube lamps

* Aluminum sign box and frame ,/ painted black

Front Mail Enfrance Elevation

o« Regal Red

1.833 0.203 o 2mil vinyl background
°* PHARMASAVE logo
ISIgnArea' 0.698 m.sq. { e Acrylic white text
| Sion weight: 24 kg |

20.247

0.159f—

0.782

0381]

3.399

19.542 T

MAY 13, 2014

40 Bradwick Dr. #16 Concord 14K-1K9 Tel: 905-532-1490

ciient: PHARMASAVE SCALE:. Dimensions in meters

Address: Westdale Mall 1151 Dundas St West Mississauga owe  April 10, 2014

Sales Contat: Rijichard

DWG- 1007

SOUTH
ELEVATION

9~S XIUANHAJLYV

ee-T1



lluminated Sign Box

el PH

15" hgt x6-0" Sign Box

* Allanson 120 volt ballast / tube lamps

' * Aluminum sign box and frame ./ painted black
« Regal Red

) : + illuminated
* White white 3/16" acrylic face

1.833

Rear [ Side Mall Enfrance Elevation

' 0.203 « 2mil vinyl background

* PHARMASAVE logo
¢ Acrylic white text

| Sgnvea; 0.698 m.sq. |
[ sign weight: 24 kg [

1.232

0.381

16291 1.833 3174

MAY 13, 2014
ciient: PHARMASAVE SCALE. Dimensions in meters
Address:  'Westdale Mall 1151 Dundas St West Mississauga DATE: April. 10, 2014
sales contat: Richard
40 Bradwick Dr. #16 Concord, 14K-1K9 Tel: 905-532-1490 DWG- 1001

NORTH EAST
ELEVATION

LS XIANHdIdV

veE-1



MISSISSAUGA APPENDIX 6-1
al _
SIGN VARIANCE APPLICATION REPORT
Planning and Building Department
January 13, 2015

FILE: 14-03418

RE: Farrow
3255 Argentia Road, Unit #102 - Ward 9

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

Section 13 Proposed
One (1) fascia sign permitted per occupancy. Two (2) additional fascia signs located on
the north and west elevations of the
building.

COMMENTS:

The proposed fascia signs are to be located one on the north side facing parking and Tenth Line
West, and one on the west side facing a driveway and truck parking. There is an existing sign on
the east side. The tenant occupies the majority of this large warehouse building and the signs are
proportionally small on each elevation. The Planning and Building Department therefore finds
the variance acceptable from a design perspective.

K:\pbdivision\ WPDATA\PDC-Signs\2014 PDC Signs\14-03418\01- REPORT.doc\Cory\mp. fw




APPENDIX 6-2

20 Glebe Street
Cambridge, Ontario
N1S2P1

Tel. 519 654-7446
www.854SigN.com

Letter of Rationale - Additional Signs on a Building
3255 Argentia Road Mississauga, Ontario

Dear Variance Committee Members,

| am writing this letter on behalf of my client, Mr. Rick Farrow of R.A. Farrow. His company has
been conducting business for over 100 years, employing 800 plus people and now 40 at this
Mississauga location.

This new location at Argentia Rd., Mississauga, was selected based on its great location and vast
size. It sits at the crossroads of hwy 407 and 401, with clear line of site to both respective traffics.
The building has 379,000 square feet of floor space, and 27 roll-up dock doors. Equally impressive is
the fact that this building has 97,000 square feet of actual wall space.

This particular Building is extremely large, and we are simply requesting a sign on three of the
visible sides. We are only asking for our actual name identity, not advertising or billboard type
messages. Our sign package on each side, is less than 200 square feet, which is approximately only
0.6 % of the actual building frontage.

These new signs we are requesting will help our customers, and their drivers, find us with greater
ease, as well as advertise our business to new customers. We took great care in picking this location
for this reason. We believe our investment in these new signs will help to secure our future here in

Mississauga.

The location and signage was very important to the decision to locate here. Farrow is new to
logistics, and wanted to build a showcase facility, in a great location, with lots of exposure, ensuring
that the expected 40 to 60 trucks daily, each coming from different locations throughout Canada
and the U.S., will easily find our Mississauga facility.

Thank you for your consideration of this request.

Tim Coverett

654 Sign Inc.
(519 654-7446
www.654sign.com
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MISSISSAUGA APPENDIX 7-1

]

SIGN VARIANCE APPLICATION REPORT
Planning and Building Department

January 13, 2015
FILE: 14-03299

RE: Cooper Construction
7025 Langer Drive - Ward 9

The applicant requests the following variance to section 4 of Sign By-law 0054-2002, as
amended.

Section 4(6) Proposed

Roof signs are prohibited. Two (2) roof signs erected above the east
and west entrances to the building.

COMMENTS:

The variance is to permit a roof sign on a first storey entry canopy of the multi storey building.
The sign is well designed and identifies the numbered address of the building for the public. In
this regard, the Planning and Building Department finds the variance acceptable from a design
perspective.

K:\pbdivision\ WPDATA\PDC-Signs\2015 PDC Signs\14-03299\01- REPORT.doc.
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ZIP SIGNS’ 40

Zip Signs Ltid.
5040 North Service Road
Burlington, Ontario L7L 5R5

October 14" 2014

City of Mississauga

Planning and Building Department
300 City centre Drive
Mississauga, ON.

Subject: Sign Variance Rationale
Object: Cooper Construction

To Whom It May Concern;

We respectfully ask that you consider our application for variance of Subsection to the Sign Bylaw to allow two (2)
address signs to be installed at an approximate height of 3.723 metres above grade on an overhanging structure.

This request is warranted based on the construction of the building fagade, which provides a clear space where
the signage can be securely installed. The placement of the sign on the building as we have proposed is
aesthetically pleasing and unobtrusive, and is consistent with the architecture of the building as well it will allow
for easy identification of the building. There are multiple buildings on this property with an entrance off of '
Mississauga Road and Derry Road.

Consistent with neighbouring buildings, our proposal does not alter in any way the essential character of the area
nor would it adversely affect adjacent properties. Being a sign type that has been permitted in the sign district
where the premises is located, the installation would be done in compliance with the Ontario Building Code,
whereby public safety would be guaranteed.

We are confident that our proposal satisfies the public interest as well as preserving the character of the
Commercial Residential District. We thank you for the attention you are giving our application and consideration
for the success of this business, and we remain available should you require additional information and/or
documents to complete this application.

Best regards,

Dave Adam

Permit Consultant

Zip Signs Lid.

Ph 905-332-8332 Toll Free 800-291-0166 www.zipsigns.com
Fx 905-332-9994 info@zipsigns.com

Creating Signs of Excellence Since 1971
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S:\C\Cooper Construction\S0018516\Design

2Il

Self tapping screws
z | pping

.050 aluminum return

A

050 aluminum flange

' ¢——080 aluminum face
125 aluminum back

Cross Section

" thru bolts

3"x 3" x V" alum. angle rider

Existing canopy cover

3/8" bolts into existing steel
C-channel beam (use half
round heads to reduce
fastener profile), caulk after
installation to prevent water
penetration

Existing 2" x 6" steel G-channsl

TA

Signs1&2
Supply 2 new exterior non-illum. displays

Graphics / Substrate

.080 aluminum faces

1" - .050 concealed aluminum flanges
2" - 050 aluminum returns

.125 aluminum backs

1@ aluminum tube supports

3" x 3" x ¥4" aluminum angle rider
Paint

Letters painted Brushed Aluminum
Angle rider painted PMS Warm Grey 3

[ Brushed Aluminum Paint
PMS Warm Grey 3 Paint

wwuw.zipsigns.com Client | Cooper Construction Dwg No. | 80018516 Date | July 30, 2014 CONCEPTUAL SHOP READY
5040 North Service Rd. Burlington, ON | |Address | 7025 Langer Drive Designer| FB Rev. | August 6, 2014 e e
: Qnlne SALES RER Qralar 34" —1'.N" | Pano 1 nf
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APPENDIX 8-1

sl

SIGN VARIANCE APPLICATION REPORT
Planning and Building Department

January 13, 2015

FILE: 14-03564

RE: Meadowvale - FCR Management Services LP
6677 Meadowvale Town Centre Circle - Ward 9

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

amended.

Section 13

Proposed

Permits one (1) ground sign for each street
line. An additional ground sign may be
erected along each street line providing each
ground sign is located a minimum of 100m
(328 ft.) from any other ground sign located
on the same street line.

Two (2) additional ground signs less than
100m (328 ft.) apart, fronting Winston
Churchill Boulevard.

COMMENTS:

The variance is to permit two (2) additional ground signs, located at the primary vehicle access
from Winston Churchill Boulevard. There are two existing multi-tenant ground signs on the
same frontage which identify the main tenants in the commercial development.

The proposed ground signs are designed and placed to act as entry features to the commercial
development. These signs do not have a negative impact on the aesthetics of the streetscape.
The Planning and Building Department therefore finds the variance acceptable from a design

perspective.

K:\pbdivision\WPDATA\PDC-Signs\2015 PDC Signs\14-03564\01-report.doc
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‘ J/@MEE 1140 BLARROAD ~ BURLINGTON ONTARIO, L7M 1K9

wiplp (JRsiplig s ph: 905-335-6664  fx: 905-335-2712
Sl J'?"‘u'{?,{:‘i‘!', = e-mail: info@jonesneonsigns.com

Date: October 16, 2014

City of Mississauga
300 City Centre Drive
Mississauga, ON
L5B 3C1

Re: Sign Variance Application for Two Additional Ground Signs at Meadowvale
Town Centre — 6677 Meadowvale Town Centre Circle

On behalf of First Capital Asset Management, we request your consideration and
approval to allow two additional ground signs to be installed on the property at
the corners of the entrance on Winston Churchill Bivd.

These two ground signs are to replace the two existing stone walls,_ The existing
brick walls are in need of major repair as the bricks are damaged and brick
masonry units have fallen down, therefore resulting in structural condition which
needs to reviewed and resolved as soon as possible and, aesthetics of this
condition need to be addressed as well.

We believe these proposed signs are more visually appealing not only for the
property, but for the community as well. They are more modern and up to date
thus improving the appearance of the property and community.

These two proposed ground signs also allow for easy identification of the
property for vehicular and pedestrian traffic, thus improving public safety. If the
property is easily identifiable by both vehicular and pedestrian traffic, drivers and
pedestrians will pay more attention to the road and their surroundings.

www,jonesneonsigns.com

Qualily Susion Slgnzage
Aeruss Carlaela

Established 1941




APPENDIX 8-3

.- J/@MEE 1140 BLAIRROAD BURLINGTON ONTARIO, L7M 1K9

gy 1Rl a~ ph: 005-335-6664  fx: 905-335-2712
<SJi "'“"‘:;"L'.{Z'!/ = e-mail: info@jonesneonsigns.com

We feel the property is large enough to house these two ground signs and would
also not affect the community or the city of Mississauga in any negative fashion.
The signs are quite small compared to the size of the property and the other
pylon signs on the property. These two proposed signs are also similar in size to
the other ground signs on the property.

We thank you for your time and consideration for this variance application.
Should you require anything further or have any questions or concerns, please
don't hesitate to contact me.

Regards,

LA /@

SRR e
Coordinator

Phone: (905) 335-6664 neon displays

Fax: (905} 335-2712
Email: christina@jonesneonsigns.com

www.jonesneonsigns.com

wwwijonesneonsigns.com

Cualiyy Sustun Slgnags
roruzs Canaeda

Established 1941
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VI 6677 Meadowvale Town Centire Circle

Mississauga L5N 2R5

RELER SF /1C BN TH Meadowvale Sign

PROVIDE TWO (2) NEW S[NGLE FACED GROUND SIGNS FOR BASES BY OTHERS

MEADOWVALE

PROVIDE TWO {2) NEW SETS OF ALUMINUM FABRICATED HALO ILLUMINATED LETTERS
+125 ALUMINUM FACES

ALL EXTERIOR SURFACES PAINTED WHITE

3" DEEP ALUMINUM RETURNS

38" CLEAR LEXAN BACKS

ILLUMINATED BY WHITE LEDS

MOUNT 1" OFF WALL FOR HALO EFFECT

TOWN CENTRE

PROVIDE TWO (2) NEW SET OF ALUMINUM FABRICATED HALQ ILLUMINATED LETTERS
125 ALUMINUM FACES

ALL EXTERIOR SURFACES PAINTED BLACK

3" DEEP ALUMINUM RETURNS

378" CLEAR LEXAN BACKS

ILLUMINATED BY WHITE LEDS

MOUNT 1" OFF WALL FOR HALO EFFECT

FIRST CAPITAL LOGO

PROVIDE TWO (2) ILLUMINATED SIGN BOX

ILLUMINATED BY WHITE LEDS

& DEEP ALUMINUM RETURNS

1" WHITE TRIM CAP RETAINER

IMAGED GRAPHICS APPLIED TO FIRST SURFACE OF LEXAN FACE

BACKGROUND

PROVIDE TWO (2) ALUMINUM FABRICATED CABINETS
PAINTED TO MATCH DARK GREY (PANTONE 178-11C)

1140 Blai Rd.

@MEE LARGE FORMAT o
' ' Phone: (905} 335-6664
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E-mail: info@jonesneonsigns.com
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nean disqggys

vG-1

9-8 XIAONHAddV



SITE CHECK REQUIRED

TOP VIEW

Site Check Required to determined radius

1%" STEEL INTERNAL

—
i

ANGLE SUPPORT FRAMING

SINGLE FACED SIGN BOX

JMEADDWV4

1 1
60°0/IC 60° O/C ! 60" 0/C 60" 0IC T

FRONT ELEVATION VIEW

%" Dia. ROD x 18" LONG
3" THREAD MIN. ON TOPS

WALL BY OTHERS

INTERNAL ANGLE SUPPORT FRAMING

125 ALUMINUM FACE

3/8" CLEAR ACRYLIC BACKS

[ SINGLE FAGED SIGN BOX

EX-8 EXTRUDED ALUMINUM FILLER

3 ANGLE FRAME WELD TO FACE

%" Dla. ROD x 18" LONG
3" THREAD MIN. ON TOPS

¢ WALL BY OTHERS

T}
i]
3] L
18
[ ]
SIDE VIEW T
" Of
EXISTING SOUTH SIDE ENTRANCE TO BE REPLACED Scale: H2"=1-0" 3o

1140 Blair Rd.

(Il First Capital Sales: o @MEE Burlington, ON
I 6077 Meadowvale Town Centre Circle Date: I.ARG! FOQM ‘ L7M 1K9
- /L) ; " Phone: (205) 335-6664
PRINTING Fax: (005) 1352712

Designer: Scale: [y BenllV
ELEN SF/IC | SICR N ET M Meadowvale Sign

Mississauga LSN 2R5" Revision: F R neot displays—
Siced

E-mail: info@jonesnconsigns.com
Website: www.jonesneonsigns.com

GG-T

L-8 XIANAdAV



0375
2003 [\
165-87 '] "
EXISTING FOURDATION TO REMAIN, NEW
STONE COLUMNTOREPLACE EXISTING
EXISTING FOUNDATION TO REMAIN. '
I— STONE COLUMN TO REPLACE EXISTIN
BRICKCOLUMN. EXISTING FOUNDATION TO REMAIN. NEW STONE
ZASEMONUMENT SIGH TO REPLACE EXSTING
| — EXISTING FOUNDATION TO REMAIN. ME NTSIGN.
BASE MONUMENT SIGH TO REPLACE £XISTL
BRICK MONUMENT SIGN, 0.2
[EE)
021905040210
18"l 118 (89

E
I
i__”,_,—/— EXISTING PYLON SIGN TO REMAIN
PROPERTY LINE DUSTING FOUNDATIONTOREMAIN. e F—
STONE COLUMN TO REPLACE EXISTING 1
BRICKCOLUMN,
al
»
K4S O 'W - o O, =
—~
EXISTING FOUNDATION TO REMAIN. NEW
STONE COLUMN TO REPLACE EXISTING
BRICK COLUMMN.
—e
>
It TT First Capital : glﬁ?ni{i';’ oN e
Address: Gf§77_ Meadowvale Town Centre Circle l AnGE l-'OI!M AT L7M 1K9 2
Mississauga L5N 2R5 Revision: ; = i PRINTIN G Phone(:g(go)sg 33527655;34 E
Designer: Scale: — Fax: (905 -
Page: IS ST 1 Sl Meadowvale Sign . E-mail: info@jonesneonsigns.com »”
. . o Uik : Website: www.jonesneonsigns.com alo
=}




Clerk’s Files

g Corporate

R e p O r t | Originator’s ;

Files  OZ 14/002 W9

DATE:

TO:

FROM:

SUBJECT:

January 13, 2015

Chair and Members of Planning and Development Committee
Meeting Date: February 2, 2015

Edward R. Sajecki
Commissioner of Planning and Building

Information Report

Official Plan Amendment and Rezoning Applications

To permit 41 townhouse dwellings and 52 stacked townhouse
dwellings in addition to the existing 13 storey rental apartment
building

6719 Glen Erin Drive

Northeast corner of Glen Erin Drive and Aquitaine Avenue
Owner: Blackrock Aquitaine Limited

Applicant: Dentons Canada LLP

Bill 51

Public Meeting Ward 9

RECOMMENDATION:

That the Report dated January 13, 2015, from the Commissioner of
Planning and Building regarding the applications to amend the
Mississauga Official Plan policies for the Meadowvale
Neighbourhood Character Area from "Residential High Density"
to "Residential High Density — Special Site" and to change the
Zoning from "RA4-1" (Apartment Dwellings) to "RA4-Exception"
(Apartment Dwellings) to permit 41 townhouse dwellings and

52 stacked townhouse dwellings in addition to the existing

13 storey rental apartment building under File OZ 14/002 W9,
Blackrock Aquitaine Limited, 6719 Glen Erin Drive, be received
for information.
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File: OZ 14/002 W9

Planning and Development Committee -2- January 13, 2015

REPORT o
HIGHLIGHTS:

The project is to build 41 condominium townhouse dwellings
and 52 stacked townhouse dwellings in addition to the existing
13 storey rental apartment building.

Community concerns to date include replacing the existing
berm along Glen Erin Drive with townhouse units; the size and
number of townhouse units; the ability of neighbourhood
schools and community facilities to serve new residents;
proposed setbacks to existing residential buildings; on-site
parking for the proposed townhouses and increased traffic on
area streets.

Prior to the Recommendation Report, matters to be addressed
include appropriateness of the proposed development;
compatibility with the existing parking garage; increased
traffic; amount of on-site resident and visitor parking spaces;
tree preservation; stormwater management; privacy and the
reduction of outdoor and indoor amenity space; and

proposed setbacks.

BACKGROUND: The applications have been circulated for technical comments and
a community meeting has been held.

The purpose of this report is to provide preliminary information on
the applications and to seek comments from the community.

The project is to build 41 condominium townhouse dwellings and
52 stacked townhouse dwellings in addition to the existing
13 storey rental apartment building.

COMMENTS: Details of the proposal are as follows:

Development Proposal

Applications Received: June 4, 2014

submitted: Deemed complete: June 4, 2014
Existing Gross 2

11 sq. ft.
Floor Area: 16 305 m° (175,511 sq. ft.)
Height: 41 townhouses - three storeys

52 stacked townhouses — four storeys

Lot Coverage: 38.8%
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File: OZ 14/002 W9

Planning and Development Committee -3- January 13, 2015

Development Proposal

Floor Space 1.45

Index:

Landscaped 44%

Area:

Net Density: 151 units/ha
61 units/acre

izzs Hoor 26066 m* (280,581 sq. ft)

Number of units | 41 townhouse dwellings

proposed: e 21 -2 bedroom units
e 20 - 3 bedroom units
52 stacked townhouse dwellings
e 52 -2 bedroom units

Anticipated 288*

Population: * Average household sizes for all units
(by type) for the year 2011 (city average)
based on the 2013 Growth Forecasts for
the City of Mississauga.

Existing 230 spaces for residents

Parking: 36 spaces for visitors
1 accessible space

Parking Required | Proposed

Apartments resident spaces | 230 140
visitor spaces | 36 36
accessible
spaces 1 0

Townhouses resident spaces | 186 140
visitor spaces | 23 23

Total resident spaces | 416 280
visitor spaces | 59 59
accessible 1 1
space
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File: OZ 14/002 W9
Planning and Development Committee -4 - January 13, 2015

Development Proposal
Supporting Building Elevations
Documents: Landscape Plan

Grading and Servicing Plans
Construction Management Plan
Planning Rationale Report

Arborist Report

Acoustics and Vibration Study
Shadow Study

Traffic Impact Study

Functional Servicing and Stormwater
Management Implementation Report
Green Development Standards
Easement Documents

Site Characteristics

Frontage: 134.32 m (440.68 ft.)
Depth: 134.25 m (440.45 ft.)
Existing Use: One 13 storey rental apartment building

with a total of 267 parking spaces. The
subject property has an existing FSI of
1.0 and a density of 99 units per hectare
(40.1 units per acre)

Additional information is provided in Appendices I-1 to I-13.
Green Development Initiatives

The applicant has identified the following green development
initiatives that will be included into the development: internal
pedestrian walkways; bicycle racks throughout the complex;
turning an asphalt parking lot into a recreational area including
children's playground, benches and landscaping.

Neighbourhood Context

The property is located within the Meadowvale community, a
mature, stable, mixed use community. The Meadowvale Town
Centre, located to the west of the subject property provides a range
of services for the community. The housing stock in the area is
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File: OZ 14/002 W9
Planning and Development Committee -5- January 13, 2015

varied and includes detached, semi-detached, townhouse, three
storey apartments and high rise apartment buildings.
Information regarding the history of the site is found in
Appendix I-1.

The surrounding land uses are described as follows:

North: 2 storey townhouses

East:  Lake Aquitaine Trail

South: 9 storey residential rental apartment building
West: 11 storey residential rental apartment building

Mississauga Official Plan Designation and Policies for the
Meadowvale Neighbourhood Character Area

The property is located in the Meadowvale Neighbourhood
Character Area, across the street from the boundary of the
Meadowvale Community Node (See Appendix I-3) and is
designated '""Residential High Density' (see Appendix I-6).

The permitted Floor Space Index (FSI) for this site is 0.5-1.0 times
the lot area (See Appendix I-4).

Residential Policies

If certain requirements are met, residential intensification may be
permitted within Neighbourhoods. These requirements include:

e compatibility with built form and scale with surrounding
development

e enhancing the existing or planned community and
consistency with the intent of the policies of M’ississauga
Official Plan

Design issues related to built form, height, massing, transition,
coverage, setbacks, privacy, parking and the quantity and quality
of open spaces will be priorities in assessing the project.
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File: OZ 14/002 W9 .
Planning and Development Committee -6 - January 13, 2015

Urban Design Policies

The urban design policies of Mississauga Official Plan (MOP)
require that building, landscaping and site design are compatible
with site conditions. There is to be an appropriate transition
between individual buildings, groups of buildings and open spaces.
The project should also address the effects of noise from Glen Erin
Drive and relationship of the proposed buildings to the street.

Other relevant policies of the MOP that apply to these applications
are found in Appendix I-11.

Proposed Official Plan Designation and Policies

""Residential High Density — Special Site'" to permit the existing
13 storey rental apartment building and 41 condominium
townhouse dwellings and 52 stacked townhouse dwellings with an
FSIof 1.45.

Existing Zoning

"RA4-1" (Apartment Dwellings) which permits apartment
dwellings with a FSI of 0.5-1.0 (see Appendix I-5).

Proposed Zoning By-law Amendment

"RA4-Exception" (Apartment Dwellings), to permit 41
townhouse dwellings and 52 stacked townhouse dwellings with a
maximum height of 3 and 4 storeys respectively, a reduced parking
rate and an overall FSI of 1.45.

A complete list of proposed zoning standards are identified in
Appendix I-12 attached to this report.

Bonus Zoning

On September 26, 2012, Council adopted Corporate Policy and
Procedure 07-03-01 — Bonus Zoning. In accordance with
Section 37 of the Planning Act and policies contained in the
Official Plan, this allows the City to obtain community benefits
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when the height and/or density are increased. These can only be
applied after the City has decided if the application represents good
planning and approves the project. If this project is approved by
Council, staff will report back to Planning and Development
Committee on the provision of community benefits as a condition
of approval.

COMMUNITY ISSUES

A community meeting was held by Ward 9 Councillor, Pat Saito,
on September 18, 2014.

The following is a summary of issues raised by the community:

e the use of the existing on-site landscape buffer for 22
townhouse dwellings;

e the size and depth of the proposed dwelling units;

e insufficient on-site parking for visitors and increased on-street
parking;

e increased density on the site;

e traffic and access to the site;

e fire route access to the units abutting the green space;

e the proposed drop-off area for the existing 13 storey apartment
building on Aquitaine Avenue may conflict with the existing

 access and turning movements for the development across the

street;

e the removal of trees;

e the adequacy of schools to serve the new residents; and
e limitations of existing sanitary and water services.

The comments raised by the Community will be considered in the
evaluation of the project and will be addressed in the
Recommendation Report which will be presented at a future date.

DEVELOPMENT ISSUES

Agency comments are in Appendix I-9. School accommodation
information is in Appendix I-10. Based on the comments received
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FINANCIAL IMPACT:

CONCLUSION:

ATTACHMENTS:

and the applicable Mississauga Official Plan policies, the
following will have to be addressed:

e the loss of the landscaped buffer along Glen Erin Drive;

e the requirement for a 5 metre (16.4 ft.) landscape buffer along
the east property line to the "G1" Greenbelt Zone;
e the location of the proposed buildings;

o traffic impact on the neighbourhood and surrounding area;

e cumulative impact of this development on the community;

e urban design including massing and built form; and

e proposed setbacks from the existing parking garage and the
abutting greenbelt zone.

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

be met.

Most agency and City department comments have been received.
After the public meeting has been held and all outstanding issues
have been resolved, the Planning and Building Department will be
in a position to make a recommendation on the project.

Appendix I-1:
Appendix I-2:
Appendix I-3:
Appendix [-4:

Appendix I-5
Appendix [-6:
Appendix [-7:
Appendix I-8:
Appendix [-9:
Appendix I-10:
Appendix [-11:

Site History

Aerial Photograph

Meadowvale Community Node Character Area
Excerpt of Meadowvale Neighbourhood
Character Area

Existing Land Use and Proposed Zoning Map
Excerpt of Mississauga Official Plan

Site Plan

Elevations

Agency Comments

School Accommodation

Relevant City of Mississauga Official

Plan Policies
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Appendix I-12: Proposed Zoning Standards
Appendix I-13: General Context Map

CA »/m

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Michael Hynes, Development Planner

N % k:\plan\devcontl\group\wpdata\pdc112015\0z14002w9informationreport.so.mh.cr.so.doc



Appendix I-1
Blackrock Aquitaine Limited File: OZ 14/002 W9

Site History

o  April 6, 1978 — The Commiittee of Adjustment application under File 'A'101/78 was
approved by the City to permit the construction of a 13 storey 174 unit rental k
apartment building.

e January 13, 1983 — The Committee of Adjustment application under File 'A' 10/83 was
approved by the City to permit the construction of 5 additional units within the existing
13 storey rental apartment building.

e  June 20, 2007 — Zoning By-law 0225-2007 came into force, zoning the subject lands
"RA4-1" (Apartment Dwellings).

e  May 5, 2003 — The Region of Peel approved Mississauga Plan policies for the
Meadowvale District which designated the subject lands "Residential High Density I".

e  November 14, 2012 — Mississauga Official Plan came into force except for those site
policies which have been appealed. As no appeals have been filed, the policies of the
new Mississauga Official Plan will apply. The subject lands are designated
"Residential High Density" in the Meadowvale Neighbourhood Character Area.
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Agency Comments

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

applications.
Agehcy / Comment Date Comment
Region of Peel The Functional Servicing Report (FSR) received as part of the

(August 11, 2014)

initial submission was deemed unsatisfactory and needs to be
corrected and revised.

Dufferin-Peel Catholic
District School Board
(July 7, 2014)

Peel District School Board
(August 5, 2014)

Both boards have indicated that they are satisfied with the
current provision of educational facilities for the catchment
area and, as such, the school accommodation condition as
required by City of Mississauga Council Resolution 152-98
pertaining to satisfactory arrangements regarding the adequate
provision and distribution of educational facilities need not be
applied to this development application.

In addition, if approved, the Peel District and Dufferin-Peel
Catholic District School Board also require certain conditions
to be added to applicable Servicing and Development
Agreements and to any purchase and sale agreements.

Greater Toronto Airports
Authority
(June 19, 2014)

Based on the information provided by Page and Steele IBI
Group Architects Drawing Numbers A-1.1 and A-4.1 dated
August 3, 2012, the proposed townhouse units would be within
the allowable height limits associated with the Airport
Regulations.

City Community Services
Department — Parks and
Forestry Division/Park
Planning Section
(November 20, 2014)

The subject property is located adjacent to Lake Aquitaine
Trail (P-130) and is located 110 m (361 ft.) from Lake
Aquitaine Park (P-102) which contains a play site, soccer
fields, spray pad, multi-pad, basketball courts and outdoor
fitness equipment. Meadowvale Community Centre is also
located approximately 160 m (525 ft.) from the site and offers
a wide range of additional indoor recreational activities and
facilities, including a library, pool and gymnasium.
Maplewood Park (P-100) is also 115 m (377 ft.) from the site.
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File: OZ 14/002 W9

Agency / Comment Date

Comment

the implementing Zoning By-law, hoarding will be required

" Community Services Department will require fencing along

Prior to the application proceeding to Council for
Recommendation Report review, the applicant is to provide an
updated tree preservation plan, an updated grading plan and a
rehabilitation plan for Lake Aquitaine Trail (P-130).

Should this application be approved, prior to the enactment of

along Lake Aquitaine Trail (P-130) and a cash contribution
will be required for additional street trees along Aquitaine
Avenue and Glen Erin Drive.

Through the Servicing and/or the Development Agreement, the

the property boundary of Lake Aquitaine Trail and securities
will be required to ensure the protection and preservation of
Lake Aquitaine Trail, including any required restoration
works, fencing, and hoarding.

Prior to the issuance of building permits for each additional
unit above what is existing on site, cash-in-lieu for park or
other public recreational purposes is required pursuant to
Section 42(6) of the Planning Act (R.S.0.1990, c.P. 13, as
amended) in accordance with the City's Policies and By-laws.
The parkland dedication requirement for the existing apartment
rental buildings was satisfied through the registration of M-21.
However, payment of cash-in-lieu of parkland dedication will
apply to the additional units being constructed as part of the
proposed redevelopment for application OZ 14/002 W9.

City Transportation and
Works Department
(September 11, 2014)

This Department confirmed receipt of Concept Plan, Site Plan,
Functional Servicing and Stormwater Management
Implementation Report, Site Grading Plan, Construction
Management Plan, Noise Feasibility Study and Traffic Impact
Study circulated by the Planning and Building Department.

Notwithstanding the findings of these reports and drawings,




Appendix I-9, Page 3

Blackrock Aquitaine Limited File: OZ 14/002 W9

Agéncy / Comment Date Comment

the applicant has been requested to provide additional technical
details. Development matters currently under review and
consideration by the Department include:

° Traffic implications,

o Access location,

e Streetscape design,

° Noise impact and mitigation measures,

° Grading implications,

° Storm sewer and stormwater management design,
o Construction management details, and

o Phase 1 Environmental Site Assessment.

The above noted issues will be addressed prior to the
Recommendation Report.

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

Bell Canada
Canada Post
Enersource
Fire

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

Trillium Health Centre
City Heritage
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School Accommodation

The Peel District School Board

The Dufferin-Peel Catholi¢c District School
Board '

e Student Yield:

19 Kindergarten to Grade 6
5 Grade 7 to Grade 8
8 Grade 9 to Grade 12

e School Accommodation:

Shelter Bay Public School

Enrolment: 461
Capacity: 484
Portables: 1
Edenwood Middle School

Enrolment: _ 515
Capacity: 504
Portables: 2

Meadowvale Secondary School

Enrolment: 1593
Capacity: 1554
Portables: 2

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

e Student Yield:
6 Junior Kindergarten to Grade 8
3 Grade 9 to Grade 12

e School Accommodation:

St. Teresa of Avila

Enrolment: 387
Capacity: 503
Portables: 0
Our Lady of Mount Carmel

Enrolment: 1756
Capacity: 1320
Portables: 16
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Relevant Mississauga Official Plan Policies

| Specific Policies

General Intent

Section 5.1.7
Section 5.3.3.2
Section 5.3.3.3
Section 5.3.3.8
Section 5.3.3.11
Section 5.3.5.1
Section 5.3.5.2
Section 5.3.5.5

The Mississauga Official Plan (MOP) will ensure that development in
Community Nodes will be in a form and density that complements
the existing character of historical Nodes. The MOP will protect and
conserve the character of stable residential Neighbourhoods and will
not be the focus of intensification.

Section 7.2.2
Section 7.2.4
| Section 7.2.7

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

Section 9.1.3
Section 9.1.6
Section 9.1.10
Section 9.1.11
Section 9.2.1.11
Section 9.2.1.20
Section 9.2.1.22
Section 9.2.1.29
{| Section 9.2.1.30
.| Section 9.2.1.32

The MOP will ensure that infill and redevelopment within
Neighbourhoods will respect the existing and planned character.
The urban form of the city will ensure that the Green System is
protected, enhanced and contributes to a high quality urban
environment.

The built form will be supported by site development that
demonstrated context sensitivity, including the public realm.

Section 9.2.2.4

The MOP will ensure that non-intensification areas
(Neighbourhoods) will experience limited growth and change. New
development in Neighbourhoods respect existing lotting patterns,
setbacks, minimize overshadowing and overlook on adjacent
neighbours, incorporate stormwater best management practice,
preserve existing tree canopy and design the building to respect the
existing scale, massing, character and grades of the surrounding area.
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| Specific Policies

General Intent

Section 14.1.1.2
Section 14.1.1.3

The MOP will ensure that lands within a Community Node are
required to have a maximum building height of four storeys.
Proposed heights greater than 4 storeys must demonstrate appropriate
transition, enhance the existing or planned development, ensure that
the City structure is maintained and demonstrate that the proposal is
consistent with the policies of this Plan.

Section 16.1.2.5

Proposals for additional development on lands with existing
apartment buildings will be subject to the following, in addition to
other policies regarding medium and high density residential
development in this Plan:

a. on lands designated Residential High Density, development in
addition to existing buildings will be restricted to uses
permitted in the Residential Medium Density designation; and

b. as a condition of development, the site in its entirety must
meet current site plan and landscaping requirements, and
existing buildings must meet current building code, fire code
and property standards.

Green System
Section 9.2.3.1
Public Realm
Sections 9.3.1.4,
9.3.1.7

Site Development
and Building
Sections 9.5.1,
9.5.1.2,9.5.1.3,
9.5.14,95.1.11,
9.5.1.12

Built form policies with respect to the Public Realm, Site
Development and Building provide direction on ensuring
compatibility with existing built form, natural heritage features and
creating an attractive and functional public realm.

Proposed development will be sensitive to the site and ensure that
Natural Areas Systems are protected, enhanced and restored.




Appendix 1-11, Page 3

Blackrock Aquitaine Limited File: OZ 14/002 W9

| Site Development | Site development will be required to:
Sections 9.5.2.1, a) provide enhanced streetscape;
9.5.2.2,9.5.2.5, b) provide landscaping that complements the public realm;
9.5.2.11 c) preserve significant trees on public and private lands;
Buildings d) incorporate techniques to minimize urban heat island effects
Sections 9.5.3.9 such as providing planting and appropriate surface treatment;
Relationship to and
Public Realm e) provide landscaping that beautifies the site and complements
Section 9.5.4.1 the building form.
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:

e the proposal would not adversely impact or destabilize the
following: the overall intent, goals and objectives of the Official
Plan; and the development and functioning of the remaining lands
which have the same designation, or neighbouring lands;

» the lands are suitable for the proposed uses, and compatible with

existing and future uses of surrounding lands;

» there are adequate engineering services, community infrastructure
and multi-modal transportation 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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Insert applicable Zone
Regulations

Existing "RA4-1" Zoning
By-law Regulations

Proposed '""RA4-Exception"
Zoning By-law Regulations

Maximum FSI (apartment
dwelling)

1.0

1.45

Minimum Number of Parking
Spaces

1.0 spaces per bachelor unit
1.18 spaces per one bedroom
unit

1.36 spaces per two bedroom
unit

1.5 spaces per three bedroom
unit

0.20 visitor parking spaces per
unit

1.50 spaces per townhouse .
unit

0.78 spaces per existing
apartment unit

0.25 visitor spaces per
townhouse unit

0.20 visitor spaces per existing
apartment unit

Minimum setback from
building to "G1" Zone

5.0m (16.4 ft.)

3.0m (9.8 ft.)

Maximum Height

18 storeys *

4 storeys (stacked townhouse)

Townhouses

Not permitted

93 dwelling units

*for an apartment, long-term or retirement dwelling
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Clerk’s Files

Files 0Z 10/014 W7

" DATE:

TO:

FROM:

SUBJECT:

January 13, 2015

Chair and Members of Planning and Development Committee
Meeting Date: February 2, 2015

Edward R. Sajecki
Commissioner of Planning and Building

Information Report

Official Plan Amendment and Rezoning Applications

To permit a 38 storey apartment building and a

9 storey apartment building

89 to 95 Dundas Street West and 98 Agnes Street
Northeast corner of Novar Road and Dundas Street West
Owner: Gallery Developments Inc. and

Town CIliff Development Corp.

Applicant: MMM Group Limited

Bill 51

Public Meeting Ward 7

RECOMMENDATION:

That the Report dated January 13, 2015, from the Commissioner of
Planning and Building regarding the applications to amend the
Mississauga Official Plan policies for the Downtown Cooksville
Character Area from "Mixed Use" and "Residential High Density"
to "Mixed Use-Special Site" and to change the zoning from "D-1"
(Development-Exception) and "C4" (Mainstreet Commercial) to
"H-C4-Exception" (Mainstreet Commercial - with a Holding
Symbol) to permit a 38 storey apartment building with ground
floor commercial uses and a 9 storey apartment building under

File OZ 10/014 W7, Gallery Developments Inc., and Town CLiff
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Development Corp., 89 to 95 Dundas Street West and 98 Agnes
Street, be received for information.

REPORT
HIGHLIGHTS:

e The proposal is to permit a 38 storey apartment building and a
9 storey apartment building on a mostly vacant parcel of land
which currently includes a small 3 storey office building;

o The site is located within the Downtown Cooksville Character
Area;

e Comments from the scheduled community meeting and
Planning and Development Committee meeting will be
considered in the evaluation of the applications as part of the
Recommendation Report; and

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

BACKGROUND:

The applications have been circulated for technical comments and
a community meeting will be held on January 14, 2015.

The purpose of this report is to provide preliminary information on
the applications and to seek comments from the community.

The subject property has a 3 storey office building which will be
demolished. The rest of the property is vacant.

The applicant is proposing a 38 storey apartment building with
commercial uses on the ground floor fronting onto Dundas Street
West and a 9 storey apartment building with frontage on Novar
Road at Agnes Street. (See Appendix I-6 for further details of the
proposal).
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COMMENTS:

Details of the proposal are as follows:

Development Proposal

Applications Received: November 29, 2010
submitted: Deemed complete: February 14, 2011
Height: 38 storeys
9 storeys
Lot Coverage: | 37%
Floor Space 6.7
Index:
Landscaped 36%
Area:

Gross Floor
Area:

Residential: 28 080 m* (302,251 sq. ft.)
Commercial: 330 m* (3,552 sq. ft.)

Number of 249 units

units:
77 bachelor units
6 one-bedroom units
162 two-bedroom units
4 three-bedroom units

Anticipated 623 people*

Population: * Average household sizes for all units
(by type) for the year 2011 (city average)
based on the 2013 Growth Forecasts for
the City of Mississauga.

Parking 381 parking spaces

Required:

Parking 336 parking spaces

Provided:

Supporting Planning Justification Report

Documents: Sun/Shadow Study
Preliminary Wind Study Letter
Traffic Impact Study

Functional Servicing Report

Hydro Coordination Letter

Stormwater Management Report
Geotechnical Report

Phase 1 ESA Transmittal/Reliance Letter
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Development Proposal

Site Characteristics

Frontage: 42 m (137.8 ft.) on Dundas Street West
101 m (331.4 ft.) on Novar Road

40 m (131.2 ft.) on Agnes Street
Depth: 101 m (3314 ft.)

Gross Lot Area: | .42 ha (1.04 ac.)

Existing Use: 3 storey office building

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

The applicant has identified several green development initiatives
that will be incorporated into the development, including: green
roof development on the building fronting Novar Road;
maximizing growth depth for trees; and conformity with bird
friendly building guidelines.

Neighbourhood Context

The property is located two blocks west of the intersection of
Dundas Street and Hurontario Street and one block east of
Confederation Parkway and Dundas Street West within the
Cooksville neighbourhood.

Information regarding the history of the site is found in
Appendix I-1.

The surrounding land uses are described as follows:

North: Three (3) apartment buildings ranging in height from 10
to 13 storeys. Further north and east are detached homes.

EBast: 2 storey mixed use buildings with retail on the ground
floor and residential above.

South: Across Dundas Street West is a large vacant parcel of land
which has been approved for 140 dwelling units and
1500 m* of commercial retail space. Further south are
detached homes.
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West: 2 storey mixed use buildings with retail on the ground
floor and residential above.

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

The subject property is located in the Downtown Cooksville
Character Area and is designated "Mixed Use' and "Residential
High Density" (see Appendix I-3), which permit commercial

uses and apartment dwellings at a maximum building height of

6 storeys and an FSI of 1.0 on the south half of the subject property
and 1.5 to 2.9 on the north half.

While the proposal conforms with the land-use designation, it
requires amendments to the FSI provisions. The FSI proposed is
6.7 requiring an amendment to the Official Plan.

"Special Site 9" policies also apply to the south half of this site
which prohibit drive through restaurants.

Development is intended to be generally consistent in its massing

* and scale with the Character Area, with taller more prominent
buildings to be located on the north side of Agnes Street and with
buildings fronting onto Dundas Street West maintaining a main
street, pedestrian scale height.

Urban Design Policies

The urban design policies of Mississauga Official Plan (MOP)
require that building, landscaping and site design be compatible
with the surrounding area. There is to be appropriate transition
between existing and planned buildings. The project should also
address the effects of noise from Dundas Street West and the
relationship of the proposed buildings to the street.

Other relevant policies in MOP that are applicable in the review of
these applications are found in Appendix I-10.
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Hurontario/Main Street Corridor Master Plan

The Hurontario/Main Street Corridor Plan Study (2010) identifies
the area south of Agnes Street and north of Dundas Street West as
being suitable for medium density residential buildings up to

8 storeys in keeping with the existing and planned character of

the area.

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

"Mixed Use-Special Site" to permit two apartment buildings of 9
and 38 storeys with ground floor commercial uses.

Existing Zoning

"D-1" (Development Exception), which permits detached
dwellings and accessory structures legally existing on the date
of the passing of the zoning by-law and enlargement of existing
buildings and structures in compliance with zone regulations.

"C4" (Mainstreet Commercial), which permits a mix of retail,
service commercial, office and residential uses and apartment
buildings. Buildings are to be located at the street edge with front
yards of 0 m (0 ft.) to 3.0 m (9.8 ft.) with a minimum building
height of 2 storeys and a maximum building height of 3 storeys.

Proposed Zoning By-law Amendment

""H-C4-Exception" (Mainstreet Commercial — with a Holding
Symbol) to permit:

o Two apartment buildings containing 249 units;
Maximum building height of 38 storeys (118 m/387 ft.)
on the north half of the site;

® Maximum building height of 9 storeys (29 m/95.1 ft.) on
the south half of the site;

° Floor space index (FSI) of 6.7; and

° Minimum Amenity Area of 2 500 m? (26,910 sq. ft.).
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A complete list of proposed zone standards are identified in
Appendix I-11.

Lifting of "H" Holding Symbol

There are a number of technical requirements that would need to
be completed prior to building on the site. The requirements
include: detailed engineering cross-sections; record of site
condition; and Construction Management Plan. The applicant is
proposing that the Zoning By-law contain provisions to ensure
there will be no development until these technical matters have
been addressed to the satisfaction of the City. This is done by
placing an "H" Holding Symbol on the Zoning By-law and
including detailed conditions in the by-law.

Bonus Zoning

On September 26, 2012, Council adopted Corporate Policy and
Procedure 07-03-01 — Bonus Zoning. In accordance with

Section 37 of the Planning Act and policies contained in the
Official Plan, this 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 report back to Planning and Development Committee on
the provision of community benefits as a condition of approval.

COMMUNITY ISSUES

A community meeting is scheduled to be held by the Ward 7
Councillor, Nando Iannicca, on January 14, 2015. The community
concerns from this meeting and the comments raised during the
Planning and Development Committee will be considered in the
evaluation of the applications and will be addressed as part of the
Recommendation Report which will be presented at a future date.
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FINANCIAL IMPACT:

CONCLUSION:

ATTACHMENTS:

DEVELOPMENT ISSUES

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

® appropriate height and density;

° proposed urban design including built form, massing and
public realm including streetscaping along Novar Road,
Dundas Street West and Agnes Street, setbacks and
stepbacks along Dundas Street West and Novar Road;

e shadow and privacy on abutting properties;

® upgrading Novar Road to municipal standards;

° traffic and access concerns on Novar Road;

® proposed relocation of utilities under Novar Road;

° proposed construction of the underground garage beneath
Novar Road;

° proposed number of on-site residential, visitor and

non-residential parking spaces and the number of
underground levels of parking; and
® servicing and storm water management.

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

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

Appendix I-1: Site History Appendix I-2: Aerial Photograph
Appendix I-3: Downtown Cooksville Character Area Map
Appendix I-4: Excerpt of Mississauga Official Plan Land

Use Map
Appendix I-5: Existing Land Use and Proposed Zoning Map
Appendix I-6: Concept Plan
Appendix I-7: Elevations
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Appendix [-8: Agency Comments

Appendix I-9: School Accommodation

Appendix I-10: Proposed Zoning Standards

Appendix I-11: Relevant Mississauga Official Plan policies
Appendix I-12: General Context Map

CA

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Michael Hynes, Development Planner

’%:\PLAN\DEVCONTL\GROUP\WPDATA\PDC 1\2015\0Z10014W7Info.Report.mh.hr.me.s0.jc.so.doc
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Gallery Developments Inc. and Town Cliff Development Corp. File: 0OZ10/014 W7

Site History

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

June 20, 2007 — Zoning By-law 0225-2007 came into force, zoning the subject lands
"D-1" (Development — Exception) and "C4" (Main Street Commercial).

July 2010 — City Council endorsed the Hurontario/Main Street Corridor Master Plan.

November 14, 2012 — Mississauga Official Plan came into force except for those
site/policies which have been appealed. As no appeals have been filed, the policies of
the new Mississauga Official Plan apply. The subject lands are designated
"Residential High Density" and "Mixed Use" in the Downtown Cooksville

Character Area.
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Agency Comments

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

applications.
Agency / Comment Date Comment
Region of Peel The applicant is required to clarify the ownership and if the

(May 13, 2014)

properties will be merged. This will affect the site servicing.
In compliance with the Ontario Building Code the applicant
may require additional installation of services and/or the
creation of private water/sanitary sewer servicing easements.

The Region has received the revised Functional Servicing
Report dated February 2014. A Hydrant flow test is required
by the Region to be reviewed in conjunction with the
Functional Servicing Report.

Site Servicing approvals are required prior to issuance of the
building permit.

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

(June 4, 2014)

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

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

City Community Services
Department — Parks and
Forestry Division/Park

This Department indicated that the proposed residential
development will be serviced by Sgt. David Yakichuk Park

(P-263) which is approximately 230 m (755 ft.) from the
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Agency / Comment Date Comment

Planning Section subject site and includes a play site. Prior to the issuance of
(August 20, 2014) 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.S.0. 1990, c.P. 13, as
amended) and in accordance with City's Policies and By-laws.

City Transportation and In comments dated October 10, 2014, this department noted
Works Department that the 249 unit high-rise residential/commercial development
(October 10, 2014) is intended to have a single vehicular access to Novar Road.

Novar Road is currently a two-way substandard paved-ditch
municipal road which has evolved within a right of way width
of approximately 10 metres (32.8 ft.). To accommodate the
development, the applicant has proposed an ultimate ROW
width of 18 metres (59.1 ft.) for Novar Road including a
widening of 3.97 metres (13.0 ft.) on the east side of the road,
supplemented by a future 3.97 metre (13.0 ft.) widening on the
west side to be acquired with the future re-development of the
lands to the west. The reconstruction of Novar Road is
contemplated to facilitate the project.

A traffic study submitted with the application is currently
under review. The department has requested additional details
with respect to the functional plans, reports and details
provided by the applicant’s consulting team, sufficient to
confirm to the satisfaction of the City, Region of Peel and the
concerned utility corporations that the road and boulevard
improvements proposed will be sufficient to adequately
accommodate the traffic, parking, municipal services, utilities,
landscape and streetscape features within the Novar Road,
Dundas Street West and Agnes Street rights-of-ways.

Upon clarification of foregoing aspects of the development
proposal, detailed comments will be provided through the
Recommendation Report.
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Agency / Comment Date Comment

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

Canada Post
Fire Prevention, Community Services Division

Enersource
Bell Canada

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

Go Transit

CP Rail

Trillium Health Partners

Rogers Cable

Mississauga Transit

Heritage Planning, Culture Division, Community Services
Department
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School Accommeodation

The Peel District School Boar d The Dufferin-Peel Catholic District School

Board

e Student Yield: o Student Yield:
29 Kindergarten to Grade 6 11 Junior Kindergarten to Grade 8
8 Grade 7 to Grade 8 3 Grade 9 to Grade 12
8 Grade 9 to Grade 12

e School Accommodation: e School Accommodation:
Cashmere Avenue Public School . Father Daniel Zanon
Enrolment: 438 Enrolment: 440
Capacity: 461 Capacity: 440
Portables: 0 Portables: 2
Queen Elizabeth Senior Public School Father Michael Goetz
Enrolment: 355 Enrolment: 1558
Capacity: 262 Capacity: 1593
Portables: 5 Portables: 0

T.L. Kennedy Secondary School

Enrolment: 662
Capacity: 1,263
Portables: 0

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




Gallery Developments Inc. and Town CIliff Development Corp.

Proposed Zoning Standards

Appendix [-10

File No.: OZ 10/014 W7

"D-1" Regulations

""C4" Regulations

"H-C4" Mainstreet
Commercial Exception

Front Lot Line

N/A

0(0ft)—3.0m (9.8 ft.)

Om

Maximum height

N/A

3 storeys

38 storeys

Minimum depth of
a landscaped
buffer and/or
planters measured
from any other lot
line

N/A

45m (148 ft.)

0 m (including planters)

Minimum rear
yard — Lot abutting
a Residential Zone

N/A

45m (148 ft.)

2.0 m (6.56 ft.)

Minimum Amenity
Area

N/A

N/A

2 500 m” (26,910 sq. ft.)
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Relevant Mississauga Official Plan Policies

| Specific Policies

General Intent

Policy 5.1.4, Policy 5.1.6, Section 5.3
Policy 5.3.1.2, Policy 5.3.1.3,

Policy 5.3.1.4, Policy 5.3.1.8,

Policy 5.3.1.9, Policy 5.3.1.10,
Policy 5.3.1.11, Policy 5.3.1.12,
Policy 5.3.1.13, Policy 5.4.12,

Policy 5.5.8, Policy 5.5.9,

Policy 5.5.12, Policy 5.5.14,

Policy 5.5.15

Mississauga Official Plan (MOP) directs
that most of Mississauga's future growth
will be directed to Intensification Areas and

that the Downtown is an Intensification
Area.

=
Ca
e
o
e
- wm
—
5
o=

Policy 9.2.1.2, Policy 9.2.1.3
Policy 9.2.1.4, Policy 9.2.1.6
Policy 9.2.1.7, Policy 9.2.1.9
Policy 9.2.1.11, Policy 9.2.1.12
Policy 9.2.1.13, Policy 9.2.1.14
Policy 9.2.1.15, Policy 9.2.1.16
Policy 9.2.1.17, Policy 9.2.1.20
Policy 9.2.1.22, Policy 9.2.1.24
Policy 9.2.1.25, Policy 9.2.1.26
Policy 9.2.1.27, Policy 9.2.1.28
Policy 9.2.1.29, Policy 9.2.1.30
Policy 9.2.1.31, Policy 9.2.1.33
Policy 9.3.3.2

Tall buildings will provide built form
transitions to surrounding sites, be
appropriately spaced to provide privacy and
permit light and sky views, minimize
adverse microclimatic impacts on the public
realm and private amenity areas and
incorporate podiums to mitigate pedestrian
wind conditions.

Policy 9.5.3 — Various policies

Tall buildings will be designed and materials
selected that are fundamental to good urban
form and are of the highest standards.
Buildings will minimize undue physical and
visual negative impacts relating to noise,
sun, shadow, views, skyview and wind.
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| Policy 12.1.2.2.
Policy 12.1.3 Mixed Use

Section 12.4 Downtown Cooksville
Policy 12.4.1.4

Policy 12.4.1.5 Bulk and Massing

Policy 12.4.1.6 Development Fabric
Policy 12.4.1.7 Streetscape

Policy 12.4.1.8 Private Development Zone
Policy 12.4.1.9 Public Realm

Policy 12.4.3.9

Notwithstanding the Residential High
Density policies of this Plan, the Maximum
building height for land designated
Residential High Density will not exceed 25
storeys. In Downtown Cooksville, the
minimum building height is two to four
storeys and a maximum of six storeys
directly abutting the street line.

Section 9.2.1 Intensification
Policy 9.2.1.2,9.2.1.3,9.2.1.4,9.2.1.5
9.2.1.6,9.2.1.7,9.2.1.9,9.2.1.11,9.2.1.12,
9.2.1.13,9.2.1.14,9.2.1.15,9.2.1.16,
9.2.1.17,9.2.1.18,9.2.1.20,9.2.1.22,
9.2.1.25,9.2.1.26,9.2.1.27,9.2.1.28,
9.2.1.29,9.2.1.30,9.2.1.31,9.2.1.32,
19.2.1.33,9.2.1.36,9.2.1.38,9.3.1.4,
9.3.1.7,9.3.1.8,9.3.1.9
Public Realm Polices 9.5.1, 9.5.1.1.,
9.5.1.2,9.5.1.3,9.5.1.4,9.5.1.5,9.5.1.9,
9.5.1.11,9.5.1.12
Site Development Policies 9.5.2.1, 9.5.2.2,
9.5.2.5,9.5.2.6,9.5.2.7,9.5.2.10,9.5.2.11
Buildings Policies 9.5.3.1, 9.5.3.2, 9.5.3.3,
9.5.3.4,9.5.3.5,9.5.3.6,9.5.3.7,
9.5.3.8,9.5.3.9,9.5.3.10,9.5.3.11,
9.5.3.12,9.5.3.13, 9.5.3.14,9.5.3.15,
9.5.3.16,9.5.3.17,9.5.3.18
Relationship to Public Realm Policies
9.54.1,954.2, 9.54.3,954.4,954.5,

Create a Multi-Modal City Policy 8.2.3.4

Tall buildings will provide built form
transitions to surrounding sites, be
appropriately spaced to provide privacy and
permit light and sky views, minimize
adverse microclimatic impacts on the public
realm and private amenity areas and
incorporate podiums to mitigate pedestrian
wind conditions.
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Policy 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 overall intent,
goals and objectives of the Official Plan;
and the development and functioning of the
remaining lands which have the same
designation, or neighbouring lands;

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

» there are adequate engineering services,
community infrastructure and multi-modal
transportation 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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DATE:

TO:

FROM:

SUBJECT:

January 13, 2015

Chair and Members of Planning and Development Committee
Meeting Date: February 2, 2015

Edward R. Sajecki
Commissioner of Planning and Building

Information Report

City-initiated Official Plan Amendment and Rezoning
To permit a new municipal works yard

2385 Loreland Avenue

North of Queensway East, east of Dixie Road
Owner/Applicant: City of Mississauga

Bill 51

Public Meeting Ward 1

RECOMMENDATION:

That the Report dated January 13, 2015, from the Commissioner of
Planning and Building regarding the City-initiated amendment to
the Official Plan from "Business Employment" and "Greenbelt" to
"Business Employment— Special Site" and "Greenbelt" and to
change the Zoning from "E2" (Employment) and "G1" (Greenbelt)
to "E2 — Exception" (Employment) and "G1" (Greenbelt), to
permit a new municipal works yard under File CD.21.LOR, City of
Mississauga, 2385 Loreland Avenue, be received for information.

REPORT
HIGHLIGHTS:

e The proposed amendments are being undertaken by the
Planning and Building Department to allow a new
Transportation and Works and Community Services municipal
works yard; ‘
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e Also these amendments will prohibit development within the -
hazard lands associated with the Etobicoke Creek;

e Prior to the Recommendation Report, the technical issues
outlined in this report will need to be resolved.

BACKGROUND:

On June 18, 2014, a report from the Commissioner of
Transportation and Works was presented to General Committee
directing that the Planning and Building Department undertake an
Official Plan Amendment and Rezoning for the property to permit
a new works yard for use by the City’s Transportation and Works
and Community Services Departments.

The concept plan attached in Appendix I-5 is preliminary as
Community Services and Transportation and Works Departments
have not finalized their plans for the site. The details will be
finalized during the Site Plan Approval application.

A large open storage area on the east side of the site will initially
be reserved for trees and wood chips from the City of
Mississauga’s Emerald Ash Borer tree removal program. Once the
site is fully developed, it will continue to be used for the Emerald
Ash Borer tree removal program and for other uses such as leaf
collection and snow storage.

An Environmental Assessment (EA) is underway for the bridge
crossing the Etobicoke Creek as shown on the concept plan. The
first Public Information Centre was held on April 27, 2011 and the
second was held on November 15, 2012. While the final report for
the EA has been prepared, the Transportation and Works
Department has asked the consultant to hold off on finalizing and
filing the report with the Ministry of Environment and Climate
Change (MOECC) until the Official Plan Amendment and
Rezoning has advanced.

The proposed amendments have been circulated for technical
comments. The purpose of this report is to provide preliminary
information on the amendments and to seek comments from the
community.
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COMMENTS:

Details of the proposal are as follows:

Development Proposal

Supporting e Concept Plan
and Tree Inventory

Site Assessment

Risk Assessment

Documents: e Species at Risk Screening Assessment
e Updated Phase I & II Environmental

e Noise Impact Assessment Report
e Risk Assessment and Due Diligence

e Planning Rationale Report

Site Characteristics

Frontage: 95 m(311.6 ft.)
Depth 83 m (272.3 ft.)
(Irregular):

Gross Lot Area: | 9.81 ha (24.2 ac.)

Net Lot Area: 6.57 ha (16.23 ac.)

Existing Use: Vacant

Additional information is provided in Appendices I-1 to I-8.

Neighbourhood Context

The property is located in an employment area. The surrounding
lands to the north and west are mostly industrial and employment
uses. The site is irregularly shaped and is covered by {ill that has

been brought to the site.

There is a house at 2295 Loreland Avenue. The house located
immediately south of the site is accessed by way of an easement

over the City owned lands. The private residence is listed on the

heritage register but is not designated.

The surrounding land uses are described as follows:

North: St. Lawrence and Hudson Railway

East:  Etobicoke Creek and City of Toronto
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South: Little Etobicoke Creek, Etobicoke Creek and a private
residence
West: Industrial

Current Mississauga Official Plan Designation and Policies for
the Dixie Employment Area

'""Business Employment' which permits an integrated mix of
business activities that operate mainly within buildings. A
municipal works yard is a permitted use within the ''Business
Employment'" designation. However, this designation does not
allow unlimited uncovered outdoor storage of materials.

""Greenbelt" which permits uses generally associated with natural
hazards or significant natural areas. Development is prohibited to
protect people and property from damage and to provide for the
protection, enhancement and restoration of the Natural Area
System. A portion of lands designated ""Greenbelt' are subject to
the policies for ""Natural Hazards". No development is proposed
within the "'Greenbelt' lands.

There are other policies in Mississauga Official Plan that are also
applicable in the review of these amendments, which are found in
Appendix I-7.

The proposal does not conform with the land use designations. An
Official Plan Amendment is required for this project.

Proposed Official Plan Designation and Policies

"Business Employment - Special Site'' to amend the existing
Business Employment policies to permit the outdoor storage of
municipal works equipment and material storage such as snow
storage, wood chips, and leaves, associated with the proposed
works yard.

The Official Plan does not allow development within lands near
valley systems with steep slopes or that may flood.
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City staff and the Toronto and Region Conservation Authority
(TRCA), met on site to identify the top of bank of the valley of the
Etobicoke Creek. A portion of the ""Business Employment'' lands
below the top of bank will be re-designated to " Greenbelt' within
Mississauga Official Plan, as no development is permitted within
this area. In addition, a small portion of lands designated
""Greenbelt' that is located above the top of bank and not
considered hazard lands will be re-designated to ''Business
Employment - Special Site' to permit development in this area.

Existing Zoning

"E2" (Employment), which permits a variety of office, business,
commercial, motor vehicle commercial and other uses. A works
yard is not permitted within the ""E2'"" (Employment) zone.

Outdoor storage in an ""E2" (Employment) zone is only permitted
accessory to a Business Activity use, however it shall not exceed
5% of the lot area or 10% of the gross floor area — non-residential
of the building or structure on the lot.

"G1" (Greenbelt), which permits flood control, stormwater
management, erosion management and natural heritage features
and conservation.

The following parking rates would apply to each of the uses
" proposed for the works yard if reviewed separately:

Type of Use - Parking Rate

Motor Vehicle Repair Facility | 4.3 spaces per 100 m?

— Commercial Motor Vehicle | (1,076.4 sq. ft.) of gross floor area
(GFA) — non — residential, of
which 50% of the required space
may be tandem parking spaces

Motor Vehicle Wash Facility | 4.0 spaces per wash bay, of which
— Commercial Motor Vehicle | 2.0 spaces can be located at
vacuum stations, plus a staking
lane
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Type of Use Parking Rate
Office 3.2 spaces per 100 m?

(1,076.4 sq. ft.) of gross floor area
(GFA) — non — residential

Warehouse/Distribution 1.1 spaces per 100 m?
Facility (Single-Occupancy (1,076.4 sq. ft.) of gross floor area
Building) (GFA) — non - residential up to

6 975 m? (75,080 sq. ft.)

Proposed Zoning By-law Amendment

"E2 - Exception'' (Employment), to allow the municipal works
yard as an additional use.

The exception will include a definition of municipal works yard
since one does not currently exist within Mississauga Zoning
By-law 0225-2007. "Municipal Works Yard" will mean a
municipal facility used for the servicing of construction and
maintenance equipment, storage of materials and will also include
accessory uses such as: office, motor vehicle repair and wash
facilities, outdoor storage, warehousing, fueling station and
temporary storage of commercial vehicles.

The Zoning By-law does not state what the parking rates are for a
municipal works yard. Therefore staff are reviewing parking
requirements at existing municipal works yards to determine an
appropriate parking rate. The proposed modified parking rate will
only apply to the municipal works yard and no other permitted
uses on the site. '

A portion of the "E2'" (Employment) lands that are part of the
valley of the Etobicoke Creek will be rezoned to ""G1"
(Greenbelt) as no development will be permitted within this area.
A small portion of lands zoned ""G1" (Greenbelt) which are not
part of the valley lands will be rezoned to ""E2 - Exception'
(Employment) to permit development.
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FINANCIAL IMPACT:

CONCLUSION:

COMMUNITY ISSUES

No community meetings were held and no written comments were
received by the Planning and Building Department. As noted in the
Background Section of this report, two Public Information Centres
were held as part of the EA for the bridge crossing the Etobicoke
Creek.

DEVELOPMENT ISSUES

Agency comments are summarized in Appendix I-6. Based on the
comments received and the Mississauga Official Plan policies, the
following matters will have to be addressed:

e investigate the option to close the public road known as The
- Queensway West that currently intersects with Queensway
East, ultimately creating a private driveway off of the
Queensway East and over the Little Etobicoke Creek;

e the parking requirements for the proposed municipal works
yard.

OTHER INFORMATION
Development Requirements

In conjunction with the proposed development, there are certain
other engineering and conservation matters which may require
appropriate municipal agreements.

Not applicable at this time.

All agency and City department comments have been received and
after the public meeting has been held and all issues are resolved,
the Planning and Buildihg Department will beina position to
make a recommendation regarding this proposal.
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ATTACHMENTS: Appendix I-1: Site History
Appendix [-2: Aerial Photograph
Appendix I-3:  Excerpt of Dixie Employment Character Area
Land Use Map
Appendix I-4: Excerpt of Existing Land Use Map
Appendix I-5:  Concept Plan
Appendix [-6:  Agency Comments
Appendix I-7: Relevant Mississauga Official Plan policies
Appendix I-8: General Context Map

C o st

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Sheena Harrington Slade, Development Planner
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Appendix I-1

City of Mississauga - : CD.21.LOR

Site History

e  October 5, 2001 — City of Mississauga acquired ownership of the subject lands;

e  June 20, 2007 — Zoning By-law 0225-2007 came into force except for those sites

’ which had been appealed. The zoning of the lands changed from "M1" (Industrial Uses
- Limited Outside Storage), "M2" (Industrial Uses - Outdoor Storage) and "G " (Park
or Conservation Purposes), to "E2" (Employment) and "G1" (Greenbelt);

e  November 14, 2012 — Mississauga Official Plan came into force except for those
site/policies which have been appealed. As no appeals have been filed pertaining to the
subject lands, the policies of the new Mississauga Official Plan apply. The subject
lands are designated "Business Employment"” and "Greenbelt" in the Dixie
Employment Character Area.




LeacdiProjects\Reportbapal i 44 190 CO_21_LOR_RPTWecionCD 21.L0Ra.dgn

AT TR TMT

§1ALINTAE

1

|,,!u|.- puphsivr

NOTE: DATE OF AERIAL PHOTO SPRING 2004 ;

B |°V%5°T  cimy OF MISSISSAUGA

I
conion
DWG, N0
Co.2.

DATE:

2015 02 02
DRAWN BY:
B. KRUGER

E ISSISSAUGA Produced by
Planning and Building TEW, Geomatics

XION3ddY

-

ZLIFIDT

[




PB-ralf-Sire b
3,

v

20181210

o
o

AT

)

PART (JF SCHEDULE 10 LAND USE DESIGNATIONS
OF MISISISSAUGA OFFACIAL PLAN

A

P

o

T

iy et Lo Cermty ¥

=

.@.
W
T

A5

Vi I NER 300 NP

X @Q&A’ZQXQ

S

(%

e

Egﬁ“%ﬁt-—.--.. (o h‘m‘#‘\%ﬂh
_.-.-—-‘-"-":"'_-r- 4 ;" e -_f:_z._-_l_ -

B Hicackf\ProjectsiRepartiaps| 44198 CO_21_LOR_RPTIVeckorCO.21 LOR_Ldgn

IT-v



STRHINISF

Hondd\PrjectsiFepcdbaps 144195 G021 LOR. RPTWecdortD 24,0 0Ry dor
DUMDAS  STREST  EAST = s — = - - - =, e —
R i e N . ¥ ’" F  caq i | | €34 LEGENID:
, *l\ | [ " 'IE’J‘I-Tgk !'f‘_:' CIMALAE WO . - '.'EE;.!.H.-_ |I | crasygrcs I.
: \I i II R = .-'F-EH— .‘—I;|_ "F;;- ||1 I U | '11:.-,'-'.___._\_ fYy cﬂ_l EUB—IEC’T LA-NDE
l 1 4 (a1 , v mwiais | B perarien owiibivg .E. e , ey "‘h:t
. l (3] : —— oo Rl N e e 7] PROPOSED OFFICIAL PLAN AMENGMENT
15 l e - g l Rope . : : <] FROM ‘BUSINESS EMPLOYMENT TO
2 - | - = 'BUSINESS EMPLOYMENT-SPECIAL SITE'
e |# SN TS . ‘
S fe (B caa @ .I o b ' ED1E l g 1B AND PROPOSED REZOMNING FROM
ALY cage (5] oomemn I ) el Z| "E2* [EMPLOYMENT) TO °E2-EXCEPTION'
: "ul Sl r - | e TS || o e | 5/ ([EMPLOYMENT) TO PERMIT A MUNICIPAL
LB | el 1ol W I i S ) | , . b WORKS YARD,
i : | ] El: emsSar X, S [ oSS,
!I | ] n]' o RML . U ;Lﬂ'ﬂ”‘“"’ | g PROPOSED OFFICIAL PLAN AMENDMENT
sl [ 41 LA ETACHLD (WPELNEY : l a? FROM ‘BUSINESS EMPLOYMENT TO
2 .l| [ ] ;.l—*—'—”_'_"-l El EE -..."' ! ‘GREENBELT', AND PROPOSED REZONING
S [ i | E2-16 E A l .,*..:a_.u;_-'wuu FROM ‘E2’ (EMPLOYMENT) TO ‘GY'
A [ | [ BUESRELE EMPLOYAATN k l [GREENBELT).
=l 1 Jn. T e ey P 1
S } — o iniermm—— . ';:wmm. TTTTT]T] PROPOSED OFFICIAL PLAN AMENDMENT
b | iy ' L::"_:.J FROM ‘GREENBELT' TO 'BUSINESS
f‘é A . HWFFL-” e EMPLOYMENT-SPECIAL SITE' AND
i E2 d cE e PROPOSED REZONING FROM ‘GV
:l 3 TSNS TP O i.‘: | T — — (GREEMBELT) TO 'E2-EXCEPTION'
P i i | &1 B Py (EMPLOYMENT] TO PERMIT A MUNICIPAL
——,, ol Mol = H-E2-20 WORKS YARD.
i i ‘h " — e
——
Gl—
SATERATLT
E2-19
IR ESE. PP Oy
e NOTE: DATE OF AERIAL PHOTD SPRING 2074 /&;
E2-16
T SUBJECT:
S lessn CITY OF MISSISSAUGA
P R G e
" — 'M.tkurll’____-' L} "-\.:‘_\_?.
— ;L;:w;ﬁ' 'Lr':ﬁ - '/-'.:"rf-‘i: \\\ i
fyeEns —— E— e
§ " iz |.||||1-| 1] | (= _‘"_7:'./\: I
DEYARRID |w_u-.‘.'_-.. A: w 'Ql.".1
waewT W (B R f R
R3 | | s 42— /RafGl]
UETACHER | 1E] [ oo o T |
e N W o I U il . . 1‘:‘ e |DATE =
(AT L e — w—__j_l'ﬂ * u—-["'" ﬁ;\ Wi | sy | | 2015 02 02 o
= rrt T B A 3 / | J DRAWN BY: |
-|—-'Il-'-"w'Ill |l|':-llr | | i {IJ.n . - B ERLCER U-'
g U ‘%"._—-‘lll—lvlﬂ: L o gt |_"_ ;
E '-Dé; | R3 -:. i nm,_\ _II }I:-:FL -',‘..Jﬁ.?,... D':;’I | gm"sﬁm . Produced .Elj" 2
= | |t ene m-l_l [ [ omEwmnst mea) B3 T Ay Planning and Building TEW. Geomatics | L

apashn

A%




MATER,I{L STORAGE
& LOADING

=

MATERIAL STORAGE
& STORAGE BINS -

MATERIAL

Ve

45.0m

o7
FUELING
A

STORAGE

-

POLE BARN

40.0m

ADMINISTRATION

55.0m : . I .

FBIHIA"H06AING

HIA PZ) ONDINY.
ISIHIA T HOOAENG:

MATERIAL
DUMPING AND

PROCESSING AREA

(0.68 ha)

MATERIAL STORAGE
& STORAGE BINS

PO

LE

16.0m

2m HIGH PRIVACY BERM

PRIVATE RESIDENT
ACCESS

PINK_STA

LINE

PINK STAKE LINE

PROPOSED CHAIN
LINK FENCE

TRAIL SYSTEM

\ EXISTING PROPERTY LINE

NV1d LdIONOD

STXIANAdAY.




City of Mississauga

Appendix I-6, Page 1

CD.21.LOR

Agency Comments

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

Agency / Comment Date

Comment

Region of Peel
(January 9, 2015)

The Region has reviewed the subject proposal and would like
to note that as part of the Site Plan Application they will
require among other items:

1.

A scoped Traffic Analysis to evaluate the impact of the
proposed land use on the existing Regional Road network;

A signal warrant analysis to be completed at the proposed
access; and

Access details including but not limited to; configuration,
geometrics, potential signalization, pavement markings,
signage, auxiliary lanes etc., that will be determined
through the functional design which is to be provided to
the Region for review. A feasibility study for a potential
westbound right turn lane is also to be completed.

Toronto and Region
Conservation Authority
(October 29, 2014)

The TRCA no significant concern with the Official Plan
Amendment or Rezoning, however the following items will
need to be addressed:

1.

Include the top of bank line in its entirety on drawing
sheet 1 of 1, prepared by Amec.

The two "pole barns" are either located very close or
beyond the staked top of bank. A minimum buffer of 15 m
(49.2 ft.) should be maintained from the top of bank unless
supporting geotechnical information is provided to
rationalize and support the reduced buffer. This will need
to be reviewed by TRCA technical staff.

It was noted in the Species at Risk Screening Assessment
and Tree Inventory that vegetation removals will be
compensated for. Please refer to our Post Construction
Restoration Guidelines for additional compensation
details.
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Agency / Comment Date

Comment

City Community Services
Department — Parks and
Forestry Division/Park
Planning Section
(November 4, 2014)

This department advised that lands below top-of-bank are to be
fenced off in accordance with City standards, and that
comments pertaining to site configuration may be provided as
the proposal progresses.

City Transportation and
Works Department
(December 10, 2014)

This department confirmed receipt of the Concept Plan, Noise
Impact Assessment Report, Phase I and II Environmental Site
Assessment, Due Diligence Risk Assessment, Risk Assessment
for Unaddressed Parcel on Loreland Avenue, Preliminary
Geotechnical Investigation Report and Traffic Volume
Memorandum circulated by Planning and Building.

Notwithstanding the findings of these reports and drawings,
the City is currently in the process of refining the technical
details. Development matters currently under review and
consideration by the department include:

° Top of bank and buffer limits,

° Access configuration,

® Easement requirements,

o Noise impact and mitigation measures,
° Grading implications,

° Storm drainage design, and

® Environmental implications.

The above aspects will be addressed in detail prior to the
Supplementary Report.

City Community Services
Department — Fire and
Emergency Services
Division (November 28,
2014)

“agreements is not Fire’s jurisdiction.

The site must have access to a municipal street in order to
obtain site plan and building permit approval. If the access
road from Queensway all the way into the site is private, it
must be designed in conformance with bylaw 1036-81 and we
will review that as part of our site plan processing. As to
access easements, Fire will defer to the Building Division as to
whether the proposal is acceptable for the purposes of having a
street frontage and building permit issuance; review of legal
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Agency / Comment Date

Comment

The municipal address is to be reflective of the site’s
connection to a municipal street. The use of Loreland Avenue
for addressing is unacceptable due to the railway crossing.

City of Toronto (October
31,2014)

Amongst other City initiatives occurring in proximity to the
operations yard site, the City of Toronto is currently
undertaking a review and update of the existing planning
policy framework for the Sherway Area. Part of the Sherway
Study Area is located immediately east of 2385 Loreland
Avenue. A future signalized intersection is proposed on The
Queensway just west of The West Mall. This is in accordance
with Site and Area Specific Policy 19, Map 2 of 3 Proposed
Additions to Public Road Network of the City of Toronto
Official Plan.

A potential trail connection is shown on the proposed site plan.
Please consider the integration of the existing and proposed
trail networks between the cities of Mississauga and Toronto
along the Etobicoke Creek Valley system.

Canadian Pacific Rail
(December 5, 2014)

The Canadian Pacific Railway has no concerns with the
subject proposal but recommends the following:

1. It is recommended that a 6 ft. (1.8 m) high chain-link fence
be constructed and maintained along the common property
line to deter trespassing (and theft from the operations
yard).

2. Any changes to the existing drainage pattern affecting the
CP right-of-way are to be reviewed by the railway.

Other City Departments and
External Agencies

The following City Departments and external agencies offered
no objection to this proposal provided that all technical matters
are addressed in a satisfactory manner:

e Enersource

e  City Community Services Department — Heritage
Planning
e Enbridge Gas Distribution Inc.
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Agency / Comment Date Comment

e Rogers Cable

e Economic Development, City of Mississauga
e Bell Canada

e  Go Transit

(-]

Urban Forestry, City of Mississauga

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

e  Hydro One Networks Inc.
e (Canada Post
e  Trillium Health Partners
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Relevant Mississauga Official Plan Policies

Below is an overview of some of the policies which apply to the proposal:

[ Specific Policies

General Intent

| Section 5.2.2

| Section 5.2.3

. Section 5.3.6.1

Mississauga will promote and encourage the restoration of natural
forms, functions and linkages and will seek to enhance
opportunities for the appreciation and enjoyment of the Green
System.

Mississauga will maintain an adequate supply of lands for a
variety of employment uses to accommodate existing and future
employment.

k Section 6.3.1.5

| Section 6.3.1.14
Section 6.3.3.3
| Section 6.3.3.13

The Natural Areas System will be protected, enhanced, restored
and expanded.

Section 11.2.11
Section 11.2.11.3
1 Section 11.2.3

Within the Business Employment designation permitted uses will
operate mainly within enclosed buildings.

Lands designated Greenbelt are generally associated with natural
hazards and/or natural areas where development is restricted to
protect people and property from damage and to provide for the
protection, enhancement and restoration of the Natural Area
System.
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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:

e the proposal would not adversely impact or destabilize the
following: the overall intent, goals and objectives of the
Official Plan; and the development and functioning of the
remaining lands which have the same designation, or
neighbouring lands;

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

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

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

R e p O r t Originator’s

Fles  H-OZ 14/001 W1

DATE:

TO:

FROM:

SUBJECT:

January 13, 2015

Chair and Members of Planning and Development Committee
Meeting Date: February 2, 2015

Edward R. Sajecki
Commissioner of Planning and Building

Removal of the ""H'" Holding Symbol

from Zoning By-law 0225-2007, as amended and

Section 37 Community Benefits Report

447, 453, 501, 505 Lakeshore Road East and 1021, 1027, 1077
Enola Avenue

North of Lakeshore Road East, east of Enola Avenue

Owner: 501 Lakeshore Inc. (Trinity Development)

Applicant: Korsiak & Company Ltd. Ward 1

RECOMMENDATION:

1. That the Report dated January 13, 2015, from the
Commissioner of Planning and Building recommending
approval of the application for the removal of the "H" Holding
Symbol, under file H-OZ 14/001 W1, 501 Lakeshore Inc.
(Trinity Development), 447, 453, 501, 505 Lakeshore Road East
and 1021, 1027, 1077 Enola Avenue, be adopted.

2. That the Planning and Building Department be authorized to
prepare the necessary by-law for Council's passage subject to the
finalization of the Development and Servicing Agreements, the
filing of the Record of Site Condition and the transfer of the
Beechwood Pumping Station lands to the Region of Peel.

3. That the sum of $460,000.00 be approved as the amount for the
Section 37 Community Benefits contribution and that the owner
enter into a Section 37 agreement with the City of Mississauga.
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4. That City Council enact a by-law under Section 37 of the
Planning Act, R.S.0. 1990, c.P.13, as amended, to authorize the
Commissioner of Planning and Building and the City Clerk to
execute the Section 37 agreement with 501 Lakeshore Inc.
(Trinity Development) and that the agreement be registered on
title to the lands in a manner satisfactory to the City Solicitor,
to secure the Community Benefits.

REPORT
HIGHLIGHTS:

e The City is seeking a Community Benefits contribution under
Section 37 of the Planning Act, in conjunction with the
proponent’s application to lift the "H" holding symbol;

e The application to lift the "H" holding symbol can be supported
and the corresponding by-law will be withheld until the final
outstanding conditions are satisfied;

e The Community Benefits contribution comprises $460,000.00
towards the refurbishment of the Lakeview Western Pier; the
Small Arms Inspection Building and streetscape improvements
along Lakeshore Road East in the neighbouring area;

e The request can be supported subject to the execution of a
Section 37 agreement and payment of the cash contribution by
the owner.

BACKGROUND:

On November 13, 2013, the Ontario Municipal Board (OMB)
issued an order approving the "H-RA4-31" (Apartment Dwellings
— Exception with Holding Provision) and "H-C4-62" (Mainstreet
Commercial — Exception with Holding Provision) zoning for the
lands.

Upon removal of the "H" holding symbol, the by-law will allow
for a mix of retail, office and service commercial uses on the south
half of the property with a maximum height of three storeys and
apartment, townhouse and horizontal multiple dwellings on the
north half of the property with a maximum height of 14 storeys.
The OMB order also excluded the proposed Beechwood Pumping
Station lands at 505 Lakeshore Road East located at the southeast
corner of the site from the provisions of the “H” holding symbol.
The location of the pumping station was later changed by way of
minor variance approved by the Committee of Adjustment to
recognize a mid-block location.
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COMMENTS:

As part of the OMB approval, the "H" holding symbol applies to
the above noted zones until the following is completed:

1. Delivery of executed Servicing and Development Agreements
to the satisfaction of the City of Mississauga;

2. Execution of a Section 37 - Public Benefits Agreement to the
satisfaction of the City of Mississauga;

3. Acceptance by the Ministry of Environment of the Risk
Assessment and issuance of a Records of Site Condition for the
uses permitted in this zoning by-law; and,

4. Provision of the registration particulars to the City of
Mississauga confirming the transfer of the Region of Peel's
pumping station lands fronting on Lakeshore Road to the
Owner and the transfer of the lands north of Lakeshore Road
East to the Region for purposes of the new location for the
Region's pumping station.

The purpose of this report is to provide comments and a
recommendation with respect to the removal of the "H" holding
symbol and the Section 37 Community Benefits.

Appendix 1 is an aerial photograph showing the Trinity
Development lands and Appendix 2 identifies the underlying
zoning and surrounding land uses.

Holding Symbol

Section 36 of the Planning Act provides the legislative framework
for the removal of the "H" holding symbol and allows
municipalities to amend a by-law to remove the "H" holding
symbol. A formal public meeting is not required; however notice
of Council's intention to pass the amending by-law must be given
to all land owners within 120 m (400 ft.) to which the proposed
amending by-law would apply. Notice was given to all affected
land owners by pre-paid first class mail.

The conditions for removing the "H" holding symbol have been
largely fulfilled as 501 Lakeshore Inc. have submitted a Section 37
Public Benefits contribution and the posting of the Records of Site
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Condition for all of the property is anticipated to be completed
shortly. The Development and Servicing Agreements are almost
completed. Finally, the transfer of the pumping station lands to the
Region should be finalized shortly. It is anticipated that these
matters will be completed in time for the by-law to come forward
to the next Council meeting. If they are not, the by-law will be
deferred to a future date.

Section 37 Community Benefits

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 contained in Mississauga
Official Plan, this policy enables the City to secure community
benefits when increases in permitted development are deemed
good planning by Council through the approval of a development
application. The receipt of the Community Benefits discussed in
this report conforms to Mississauga Official Plan and the
Corporate Policy and Procedure on Bonus Zoning.

"Community Benefits" is defined in the Corporate Policy and
Procedure as meaning facilities or cash secured by the City and
provided by an owner/developer for specific public capital
Jacilities, services or matters. Chapter 19.8.2 of the Official Plan
provides examples of potential Community Benefits, e.g., the
provision of public art, the provision of multi-modal transportation
facilities, the provision of streetscape improvements, etc.

Following Council’s approval in principle of the subject
applications, Planning staff discussed potential community benefits
relating to the proposal with representatives from Community
Services, Transportation and Works, and Corporate Services.
Planning staff also met with Ward 1 Councillor, Jim Tovey and the
applicant on this matter.

Subsequent to these discussions it has been confirmed in writing
by the applicant that a Community Benefit in the amount
$460,000.00 will be contributed which may go to towards the
renovation of the Lakeview Western Pier; streetscape
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improvements along Lakeshore Road East within the vicinity of
the site and/or renovations to the Small Arms Inspection Building.

* Guiding Implementation Principles

The Section 37 Community Benefits proposal has been evaluated
against the following guiding implementation principles contained

in the Corporate Policy and Procedure on Bonus Zoning.

1. Development must represent good planning.

A fundamental requirement of the use of Section 37 is that the
application being considered must first and foremost be
considered "good:planning” regardless of the Community
Benefit contribution.

The Supplementary Report dated August 13, 2013 presented to
PDC on September 3, 2013, evaluated the proposed Official
Plan Amendment and Rezoning and recommended that the
applications be approved as they are acceptable from a
planning standpoint and represents good planning.

2. A reasonable planning relationship between the secured
Community Benefit and the proposed increase in
development is required.

In order to determine a fair value of the Community Benefits,
Realty Services retained an independent land appraisal to
determine the increased value of the land resulting from the
height and density increase. Through the land appraisal, it was
determined that the land value increase applied to the north half
of the property planned for residential uses, while the south
half planned for retail, office and service commercial uses did
not represent an increase in land value. In this instance,
acknowledging that the lands were predominantly zoned "E2"
(Employment), with smaller portions zoned "C4" (Mainstreet
Commercial) and "R3" (Detached Dwelling — Typical Lots),
staff have determined that the relationship between the
proposed $460,000.00 worth of community benefits and the
land value of the requested height and density increase is
acceptable. This amount represents 20% of the land lift value,
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- which is in line with the Corporate Policy and Procedure and is
acceptable to both the City and the owner.
3. Community Benefit contributions should respond to
community needs.

The Inspiration Lakeview Master Plan outlines the City's
objective to create a continuous waterfront by creating water-
related opeh spaces along the Lake Ontario shoreline. A key
element of this will be opening up the Lakeview Western Pier
for public access and integrating it into a network of green
spaces within the planned community. It is intended that the
opening of the Lakeview Western Pier will be one of the first
steps implemented in the Lakeview Master Plan and will play
an important part in revitalizing the waterfront for the
community.

The Small Arms Inspection Building is situated on lands
known as the Arsenal Lands which are owned by the Toronto
Region Conservation Authority (TRCA). The TRCA has
started a renewal project for the site with a vision of restoring
the building to be used for office, studio and community space
with an emphasis on promoting culture, arts, heritage, scientific
research, idea exchange and small business opportunities. The
redevelopment project will support the transition of the
Lakeview community into a vibrant urban community as
proposed in the City of Mississauga's Inspiration Lakeview
Master Plan and Local Area Plan planning processes.

Monies collected may also be used for streetscape
improvements along Lakeshore Road East within the vicinity
of the site.

In accordance with the Corporate Policy and Procedure,

Ward 1 Councillor, Jim Tovey, has been consulted regarding
the negotiations and supports the proposed Community Benefit
contribution.
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FINANCIAL IMPACT:

4. Ensure that the negotiation process of Section 37
Agreements is transparent.

The proposed facilities and timing of implementation would be
subject to a detailed assessment, community consultation and
Council approval. Contributions will be held in a Section 37
Reserve fund specific to the project.

The Lakeview Western Pier is currently under the ownership of
Ontario Power Generation (OPG). While the opening of the
Lakeview Western Pier has been earmarked as one of the initial
opportunities through the Inspiration Lakeview Master Plan,
further discussion with varying levels of government are

- required regarding access to and funding of the pier and no
timeline for such activities has been provided as of yet.
In June 2014, the TRCA issued a request for an Expression of
Interest (EOI) for an adaptive re-use of the Small Arms
Inspection Building. Through this process a preferred party
has been identified as a potential partner in the redevelopment
of the site, however, discussions are at a preliminary stage and
no work is expected until 2016 at the earliest.

Section 37 Agreement

The Planning and Building Department and the owner have
reached a mutually agreed upon terms and conditions of the
Community Benefit and related agreement for the lands. The
agreement provisions will include the following:

e a Community Benefit contribution of $460,000.00;

e the contribution may be used towards the renovation of the
Lakeview Western Pier; streetscape improvements along
Lakeshore Road East and/or renovations to the Small Arms
Inspection building;

e the agreement is to be registered on title to the lands in a
manner satisfactory to the City Solicitor, to secure the benefits.

Cash benefits received from a Section 37 agreement will be
collected by the Planning and Building Department and held in a
Section 37 Reserve Fund set up for that purpose. This fund will
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be managed by Accounting, Corporate Financial Services, who are
responsible for maintaining a record of all cash payments received
under this policy.

CONCLUSION: It is anticipated that all conditions to remove the "H" holding
symbol will be fulfilled imminently. Council approval for the
execution of Development and Servicing Agreements is to be
granted and the transfer of the pumping station lands to the Region
is to be completed prior to the removal of the "H" holding symbol.

ATTACHMENTS: Appendix 1:  Aerial Photograph
Appendix 2:  Excerpt of Existing Land Use Map

Chf

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: David Breveglieri, Development Planner
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DATE:

TO:
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SUBJECT:

January 13, 2015

Chair and Members of Planning and Development Committee
Meeting Date: February 2, 2015

Edward R. Sajecki
Commissioner of Planning and Building

Sheridan Park Corporate Centre — Draft Land Use Master
Plan

Request for Comments
Ward 2

RECOMMENDATION:

BACKGROUND:

1. That the report titled "Sheridan Park Corporate Centre — Draft
Land Use Master Plan" dated January 13, 2015, from the
Commissioner of Planning and Building, be received for
information.

2. That the "Sheridan Park Corporate Centre — Draft Land Use
Master Plan" by Urban Strategies Inc., dated December 2014
and attached as Appendix I-1 to this report, be circulated to
City Departments, external agencies, affected landowners
and the Sheridan Homelands Residents Association for
review and comment.

In November 2011, staff received direction from Council to work
with Conor Pacific Development Inc. (CPDI) and Urban Strategies
Inc., their planning consultant, towards the goal of completing a
Land Use Master Plan for the Sheridan Park Corporate Centre (the
"Park"), as per the terms of a Letter of Intent (LOI) that was signed
among the three parties. City staff and consultants from Urban
Strategies Inc. met with a majority of landowners in the Park to
determine their wants and needs for their lands in the Park.
Additional research was undertaken by the consultants, and
Visioning Workshops were held for both landowners in the Park
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COMMENTS:

and for the adjacent Sheridan Homelands neighbourhood. Prior to
the completion of the Master Plan, however, the terms of the LOI
lapsed and the project was held in abeyance.

In November 2013, in conjunction with the Sheridan Park
Association, the Planning and Building Department retained Urban
Strategies Inc. to complete the work initiated under the LOI and to
finalize the Master Plan. Data that had been previously collected
was updated, interviews were conducted with new landowners in
the Park, and meetings were held with City staff. New initiatives
for healthy design through the Region of Peel Public Health
Department, were also added.

The completed "Sheridan Park Corporate Centre - Land Use
Master Plan" is attached as Appendix I-1 to this report. The
consultants recommendations for land use policy and zoning
amendments are contained in the Master Plan and build upon how
future development of these lands can be in keeping with the
original vision for a research and technology park, and also move
forward with changes that will reposition and revitalize the Park.

In addition to reviewing relevant policy documents, such as the
Region of Peel's Official Plan, the City's Strategic Plan,
Mississauga Official Plan, the Cultural Landscape Inventory and
Natural Heritage and Urban Forest Strategies, a comparison to
other science and technology parks was undertaken by the
consultants. Some of the key differences between Sheridan Park
and other technology parks include:

Ownership - of the five parks that were studied, only Sheridan
Park is not in single ownership;

Size - with the exception of the Montreal Technoparc, Sheridan
Park is at least twice as big as the other research parks that were
reviewed;

Employment Density - although there are approximately 2,700
employees in Sheridan Park, it has substantially lower employment
density than the other Parks;
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Post Secondary Institution - unlike all other examples, Sheridan
Park is neither owned by, located near or affiliated with, a post-
secondary institution;

Funding - Sheridan Park does not receive financial support
through any level of government.

From these observations, a number of conclusions were stated,
which include: the need for more transit-oriented development;
more flexible zoning; updated design policies to "modernize" the
appearance of the Park; and, rebranding of the Park, particularly
through government and institutional support.

The role that the City of Mississauga can play in revitalizing the
Park is through our regulatory planning framework. By updating
the policies in the Sheridan Park Corporate Centre Character Area,
the City can encourage the landowners to develop vacant or
underutilized properties, permit more complementary accessory
uses, and enhance connections by identifying future road and
natural space linkages.

Consultants Recommendations
Some key recommendations contained in the Master Plan include:

e Increase the number and type of permitted uses to include more
office space (unrelated to a science and technology use),
accessory manufacturing and accessory commercial uses;

e Increase the Floor Space Index (FSI) to 0.6 times lot coverage
from the current 0.4 FSI;

e Enhance the role of the natural areas in the Park to provide
pedestrian linkages, future stormwater management facilities
and protection of significant Regional Core Greenland;

e Amend the Zoning By-law to create one zone for a majority of
the employment areas in the Park to reduce the current number
of zones and to allow for more consistent redevelopment; and,
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e Maintain Exception zones for sites that do not conform with
either the current or proposed zoning provisions; and, update
lot frontage, building setback and landscape area provisions to
preserve the image of a campus-like setting while allowing for
increased building footprints and associated parking areas.

It is recommended that the draft Land Use Master Plan prepared by
Urban Strategies Inc. be circulated to the Park landowners, the
adjacent neighbourhood, City departments and external agencies
for the purpose of preparing draft Mississauga Official Plan and
Zoning By-law Amendments which would be considered at a
future Public Meeting.

FINANCIAL IMPACT: It is anticipated that the new policy and zoning framework will
result in more development in Sheridan Park Corporate Centre,
thus adding to the City's tax base and to the viability of the Park to
compete with lands located to the west along the Queen Elizabeth
Way corridor.

CONCLUSION: The report titled "Sheridan Park Corporate Centre - Land Use
Master Plan" contains background information and
recommendations and is the basis for discussion and input into the
preparation of new land use policies and zoning provisions for this
Corporate Centre.

ATTACHMENTS: Appendix I-1: Sheridan Park Corporate Centre —
Draft Land Use Master Plan

AL -

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Lisa Christie, Zoning By-law Planner
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1 Introduction

All areas of a city change over time, particularly employment areas, where
growth and development are subject to shifts in the economy and the needs of
industry. One of the earliest campus-style research parks' in North America,
Sheridan Park has remained an important hub of science and technology for
50 years while evolving to accommodate a range of businesses and land uses.
The Park today is anchored by significant employers, such as Xerox, Hatch,
Suncor, Imax and Candu, yet also has a number of underutilized sites and
buildings.

In 2011, the City of Mississauga, with financial support from a landowner in
Sheridan Park, initiated a study to prepare a new Land Use Master Plan for
the Park. The study was completed in 2014 with financial support from the
Sheridan Park Association, which represents multiple landowners. This

report summarizes the findings from the study and recommends updates to
Mississauga Official Plan policies and zoning provisions that apply to the Park.
It also recommends other revitalization strategies intended to reinforce the
identity of the Park, attract new tenants and encourage new development.

1 Note, this document uses "research” and “science and technology” interchangeably when referring to
Sheridan Park and other business parks.

DRAFT Sheridan Park Land Use Master Plan 1
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1.1 Brief History of
Sheridan Park

The Sheridan Park Research Community,
as it was originally known, was developed
as a hub of industrial research and
development on 138 hectares (340 acres)
in southwest Mississauga, along the

Queen Elizabeth Way, beginning in the
mid-1960s. Companies such as Abitibi,
Atomic Energy of Canada Limited (AECL),
Cominco, British American Oil Company,
Inco, Mallory Batteries and Warner-
Lambert helped establish the Fark, building
laboratories and offices surrounded by
generous, landscaped open spaces. The
Ontario Research Foundation (ORF) was an
important anchor, occupying a central site
at the terminus of the formal entry road
into the Park. Funded by Provincial and
Federal research grants and by industry,
the ORF promoted industrial development
through scientific and technological

innovations. In the 1990s,the ORF was
fully privatized and today Process Research
Ortech and Exova occupy the former ORF
buildings.

Sheridan Park developed rapidly in the
late 1960s and early 1970s. The original
companies formed the Sheridan Park
Association to foster and attract additional
research and development investments. In
the 1980s, Xerox built its iconic research
centre on the west side of the Park, which
was followed by the Promontory office
buildings immediately to the south. The
first of the two hotels to the east side of the
Park was also built in the 1980s.

In the 1990s, the engineering firm Hatch
Mott MacDonald and film innovator Imax
established their head offices in Sheridan

Park. A private school for grades K-9,ona
formerly vacant site on Speakman Drive,
and a second hotel were built in the 2000s.
Since: the mid-1990s, Imax and Shaw have
added office space to their facilities,and
KMH Labs established its head office and
amedical imaging facility in the Park. The
two ather significant developments in the
past 20 years have been an office building
for Suncor and a second Hatch building.

Today, much of the original character of the
Park remains as well as some of the original
businesses,including those once known as
AECI,, Inco and Cominco but now part of
Candu,Vale and Teck, respectively.

DRAFT Sheridan Park Land Use Master Plan 3
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1.2 About the Study

Purpose and Goal

This study of Sheridan Park was initiated
to review existing conditions and identify
land use policy amendments and other
actions needed to encourage and guide
development that achieves the City's
objectives for the Park. The goal was

to develop a Land Use Master Flan that
helps to advance Sheridan Parkasa
contemporary science and technology
business park.

Process

The initial consultation and analysis
phases of the study, completed in 2012, were
spearheaded by a landowner in Sheridan
Park, in cooperation with the City of
Mississauga. The City resumed the study
in 2013, working closely with the broader
Sheridan Park Association (SPA).

The consultative process engaged every
available landowner, major employer

and property manager in Sheridan Park,
in addition to staff at the City and Credit
Valley Conservation. Interviews were

held with stakeholders in the Park to
understand existing uses and individual
goals and aspirations. Existing physical
conditions and transportation access were
studied, and the current policy framework
to which the master plan must respond

was also reviewed. The findings from

the early consultation and analysis were
presented to stakeholders at a visioning
workshop and subsequently to the broader
cominunity at a public open house, both
held in April 2012.

The study resumed in December 2013
with additional interviews with new

stake holders in the Park and a review of
updated policy documents. The study
team's findings together with stakeholder
and public input provided the basis for the
recornmended Land Use Master Plan. Any
Missiissauga Official Plan and Zoning By-
law amendments necessary to implement
the plan will be subject to an additional
public process.

DRAFT Sheridan Park Land Use Master Plan §
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1.3
What We Heard

From the stakeholder and public
consultations, three distinct themes
emerged to inform the development of
the Land Use Master Plan for Sheridan
Park Additional specific comments from
stakeholders are reflected in Chapter 3.

Sheridan Park is a unique
business park that should be
celebrated and more actively
promoted.

The long-established businesses in the
Park are essential to its identity as a science
and technology hub. These businesses

and the Park’s landscape set it apart from
Mississauga's other Corporate Centres

& DRAFT Sheridan Park Land Use Master Plan

and Greater Toronto Area business parks
generally, but its uniqueness no longer
attracts development. Any plan for the
Park should include actions for renewed
marketing and promotion.

Existing businesses in the Park
should be encouraged to grow
and allowed to diversify their
presence.

Some businesses in the Park have expanded
and adapted their facilities, adding more
functions and office space to rasearch and
development facilities. The Land Use Master
Plan should not prevent such growth and in
fact should encourage it.

Much of the Park is tired looking
and iru need of revitalization.

Alack of recent development, aging
buildings and barren open spaces give the
Park an outdated look. While parts of the
Fark are active and attractive, a number of
sites need reinvestment. New development
and more people working in the Park

will be critical to refreshing its itnage.
Improvements to streetscapes and open
spaces would also help.

The three themes reflect a general desire
for changes in Sheridan Park but changes
that reinforce and npdate its identity as a
science and technology park.

vT-9
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2.1 Policy Context

General land use policies at the Provincial,
Regional and local municipal levels of
government consistently promote three
themes with implications for Sheridan
Park: protecting employment areas for
employment uses; protecting significant
natural features; and increasing the
density of jobs in employment areas (ie.,
intensification).

8 DRAFT Sheridan Fark Land Use Master Plan

2.1.1. Provincial Policy

Statement

The Planning Act requires that all decisions
affecting land use planning matters

“shall be consistent with" the Provincial
Folicy Statement (PPS). The updated PPS,
enacted in April 2014, sets the foundation
for regulating land use planning and
development in Ontario. The PPS provides
clear policy on land use planning to
promote strong communities,a clean

and healthy environment,and a strong
economy. It encourages development
patterns that support diverse, healthy

and liveable communities by endorsing
intensification as a means to accommodate
growth and increase urban vitality.

The PFS directs municipalities to
promote economic development and
competitiveness by, among other measures,

“"providing opportunities for a diversified
econoniic base, including maintaining
arange and choice of suitable sites for
employment uses which support a wide
range of economic activities and ancillary
uses, and take into account the needs

of existing and future businesses.” The
PPS requires municipalities to plan for,
protect and preserve employment areas
for current and future uses and ensure
that the necessary infrastructure is
provided to support current and projected
needs. Employment areas can only be
converted to non-employment uses,
including residential and retail, following
a compirehensive review of employment
land needs that shows the land is not
required for employment purposes and the
convergion is needed.

9T -9



The policies of the PPS regarding long-term
economic prosperity support encouraging
a sense of place, by promoting well-
designed built form and cultural planning,
and by conserving features that help

define character, including built heritage
resources and cultural heritage landscapes.

2.1.2. Growth Plan for the
Greater Golden Horseshoe

The Growth Plan for the Greater Golden
Horseshoe, enacted in 2006 and amended
in 2013, is a Provincial Plan that directs how
regional growth in the Greater Golden
Horseshoe is to be managed to 2031. The
Growth Plan contains policies addressing
transportation, infrastructure, land use
planning, urban form, housing and natural
heritage protection on a regional scale,
with an overarching goal to maintain the
region's economic competitiveness.

One of the main objectives of the Growth
Flan is to reduce development sprawl,

and to that end it carries forward many

of the policies in the PPS, providing more
direction regarding where intensification
should be focused. Regarding employment
lands, the Growth Plan reiterates the PPS

policy prohibiting conversions to non-
employment uses in the absence of a
supportive comprehensive review. [t also
states that free-standing office buildings
with more than 10,000 square metres
(107,539 square feet) or 500 jobs should
be located in designated urban growth
centres, major transit station areas, or areas
with existing frequent transit service, or
existing or planned higher order transit
service,

In ligiht of the PPS and the Growth Plan,
the Sheridan Park Land Use Master

Plan cannot permit residential or retail
uses, other than retail that is accessory

to an employment use. Furthermore,
significant office developments, since the
Park is not well-served by public transit.

DRAFT Sheridan Park Land Use Master Plan 9
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[::] Study Area

Core Areas of the Greenlands System (from
Schedule A of the Region of Peel Official Plan)

10 DRAFT Sheridan Park Land Use Master Plan

2.1.3. Region of Peel Official
Plan

With the over-arching theme of
sustainability, the Region of Peel Official
Plan (ROP) reinforces the policies of the
FPS and Growth Plan,allocating growth
targets to local municipalities. In addition
to providing general direction for local
official plans, it focuses on policies
affecting regional systems and services.
Mississauga is located within the Region's
Urban System and Sheridan Park is
identified as an employment area.

Of most relevance to Sheridan Park are the
ROP's policies for the Regional Greenlands
System, since portions of the natural areas
within the Park are designated Core Areas
within it. The Core Areas policies have
been appealed to the Ontario Municipal
Board; nevertheless, the Sheridan Park
Land Use Master Plan respects them.

The Greenlands System is intended to
support and align the Region's vision for the
preservation, protection and enhancement
of the natural environment and a connected
natural landscape. The ROP prohibits new
development and site alterations in a Core
Area, with some exceptions, including forest,
fish and wildlife management; conservation
and flood control measures; infrastructure
authorized by an environmental
assessment; and passive recreation. Policy
2324 also lists minor development and
minor site alteration, existing uses, buildings
and structures, expansions to existing uses,
buildings and structures and accessory uses,
buildings and structures as exceptions,

In addition to Core Areas,the ROF directs
local muunicipalities to identify and protect
other Natural Areas and Corridors in their

8T-9



official plans. Mississauga Official Plan
Policy 6.3.1.22 does not permit development
and site alteration in the Core Areas of

the Greenlands System, as defined in the
ROPF, except for those uses permitted in the
Greenbelt designation of MOE

Also relevant to Sheridan Park are the
ROP's active transportation policies under
Section 5.9.10. These aim to increase

the number of trips made through

active transportation and support the
development of a pedestrian and bicycle
facility network. The ROP specifically
promotes integrating pedestrian

and bicycle netwoks between area
municipalities, using Regional Roads and
encourages area municipalities to promote
land uses which accommodate active
transportation.

2.1.4. City of Mississauga
Strategic Plan

Io 2008, the City of Mississauga adopted -
a new Strategic Plan: Our Future
Mississauga. The Strategic Plan is based
on a vision: "Mississauga will inspire the
world as a dynamic and beautiful global
city for creativity and innovation, with
vibrant, safe and connected communities;
where we celebrate the rich diversity of
our cultures, our historic villages, Lake
Ontario and the Credit River Valley. A place
where people choose to be.” The vision

is supported by five Strategic Pillars for
Change: Move, Belong, Connect, Prosper,
and Green. The Prosper Pillar defines a
strategic economic development direction
where Mississauga is a global hub of
creative and innovative activity where
talent and business thrive. As an Action
Plan for implementation, the Strategic Flan
outlines five strategic goals:
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+ Dewvelop Talent -to be an international
destination rich in global and local talent.

« Attract Innovative Business-tobea
dynamic, urban environment that is the
preferred location for innovative, creative
and knowledge-based businesses and
emerging industries,

» Meet Employment Needs - to provide the
infrastructure and network of services
ant opportunities that business requires
to thrive.

« Strengthen Arts and Culture -to foster
arts and culture as a key contributor to
attracting talent, providing quality of life
and supporting creative businesses.

« Create Partnerships for Innovation - to
leverage opportunities with colleges,
unjversities, centres of excellence,
research institutions and cultural
institutions to foster innovation.

DRAFT Sheridan Park Land Use Master Plan 11
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2.1.5. Mississauga Official
Plan

Mississauga Official Plan (MOP) is the
primary planning tool used to guide
overall growth and development in the
City. With an emphasis on intensification,
redevelopment and transit, the City's

new Plan, adopted in 2010, recognizes that
Mississauga has evolved from a largely
suburbian community to an urban centre
in its own right. MOP's Urban System Map
(Schedule 1) identifies a City Structure
that is based on a growth management
strategy, identifying functional areas for
density, height and appropriate growth,
including Downtown, Major Nodes,
Community Nodes, Corporate Centres,
Neighbourhoods, Employment Areas and
Special Purposes Areas. The majority of
growth and intensification is directed to
the Downtown, Major Nodes, Community
Modes and Corporate Centres, identified on
Schedule 2 - Intensification Areas.

0c-9



General Policies

Chapter 5, Direct Growth, states that
Corporate Centres will provide for
employment uses at densities and heights
similar to Major Nodes or Community
Nodes (i.e.,less than Downtown but
greater than elsewhere in the city).
Section 53.4 identifies the four Corporate
Centres - Airport Corporate, Gateway
Corporate, Meadowvale Business Park
and Sheridan Park - describing them

as major employment concentrations
outside of the Downtown containing a mix
of high density employment uses with a
focus on major office development. They
are also home to prestigious research
and manufacturing businesses, often
exhibiting high architectural and urban
design standards. Besides including a mix
of transit-supportive employment uses,
Corporate Centres are intended to create
an attractive public realm.

Chapter 10, Foster a Strong Economy,

contains city-wide policies regarding the

City's economy. The Plan acknowledges

the strong presence of four sectorsin

Mississauga - life science,information and

communications technologies, finance and

insurance,and advanced manufacturing

- and the role of the Corporate Centresin

supporting economic clusters. Section 10.1.5

states that the City will provide for a wide

range of employment activities including
office and diversified employment uses,and
to this end the City will:

« strive to increase office employment;

« encourage the establishment of
knowledge based industries and
support their growth;

* encourage the establishment of small
innovative businesses and support their
growth.

While stressing the importance of
promoting office development in Downtown,
the Plan also encourages major office
development in Major Nodes, Intensification
Corridors and Corporate Centres (Section
10.2.1). Section 10.1.8 encourages transit
supportive development with compact

built form and minimal surface parking in
Corporate Centres.

MOP Land Use Designation Map (Schedule
10) de:signates most of Sheridan Park as
Business Employment, which generally
permits a wide range of commercial and
industrial uses; however, the policies specific
to Corporate Centres and Sheridan Park
supersede the general permissions. The
public park and adjacent pumping station are
designated Public Open Space. Lands which
provide stormwater drainage are designated
Greenbelt with a Natural Hazard overlay:

DRAFT Sheridan Park Land Use Master Flan 13
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MOP Land Use Designation Map (Schedule 10)
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The Long Term Road Network (Schedule
5) identifies Winston Churchill Boulevard
and Erin Mills Parkway, on each side of
Sheridan Park, as Regional Arterials. North
Sheridan Way, along the south edge, and
Sheridan Park Drive, along the north edge,
are identified as Major Collectors, with

the unbuilt portion of Sheridan Park Drive
shown as a Future Major Collector. The
FPark's internal streets are all identified

as Minor Collectors. As per Section 8.2.2

of MOF, Major Collectors are intended to
accommodate moderate levels of traffic
and be the focus of active transportation
facilities. Minor Collectors are intended
to accommodate low levels of traffic and
provide property access,

Section 8.2.4 of MOP outlines that the

City will promote pedestrian activity and
cycling routes as an important part of the
multi-modal transportation system. This
includes connecting key destinations and
neighbouring municipalities through
cycling linkages and providing sidewalks or
multi-use trails on all new roads.

L AT J'LLC
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“The camnpus setting development image will be reinforced through appropriate standards for the siting of buildings,
building heights, parking and loading spaces, site access, lighting, signage, screening and landscaping. These will
be established during the rezoning and site plan approval process and should include enhanced opportunities for
natural surveillance, natural access control and territorial reinforcement of the site. Special care will be exercised
in the determination of lot size and building coverage in order to attain an acceptable and compatible appearance of
development and ensure the preservation and integration of existing natural features and their functions.”

- Section 15.5.1.2 of Mississauga's Official Plan, on the Community Identity and Design of Sheridan Park

Sheridan Park Policies

Notwithstanding the general policies
applicable to Corporate Centres, which
encourage a mix of high density employment
uses and compact, transit-oriented
development, the policies that apply
specifically to Sheridan Park acknowledge

its campus setting characterized by a highly
developed landscape plan.

The urban design policies in Section 15.5.1
highlight the importance of reinforcing
Sheridan Park's existing character. Key design
guidelines include:

= Buildings will be sited on large lots with
generous setbacks from streetlines to
maximize open spaceflandscaped areasand
allow for ceremonial approach features.

« The preservation and integration of natural
features such aswoodlands is a priority;
alterations to topography, natural drainage
systems and vegetation are to be minimized.

16 DRAFT Sheridan Farl Land Use Master Flan

= Landscaping should incorporate water
features, tree planting to define the street
edge, and interconnecting pathways and
open spaces between buildings for public
and/or semi-private use,among other
features.

« Plantingand berms are to be used to screen
parking from the street.

Section 15.5.2 addresses land use in the Park,
permitting only the following in the areas
designated Business Employment:

= Facilities inveolved with scientific and
engineering research and development,
including laboratories, pilot plants and
prototype production facilities;

» Education and training facilities, excluding
elementary and secondary schools (except
at 2300 Speakman Drive, where a private
elementary/secondary school is permitted);

« Data processing centres;

» Engineering services;

« Offices associated with science and
technology uses;

» Hotels;

« Conference facilities, fitness facilities,
banks and restaurants within buildings,
provided they do not exceed 15% of the
overall floorspace.

The maxzimum density on a site is 0.40
times the area of the lot (i.e.,, 0.4 Floor Space
Index (FSI)), and all operations are to be
carried out within enclosed buildings and
structures (Section 155.2.3). Landowners
are encouraged to provide opportunities
for active and passive forms of recreation.

An exception is made for the existing
industrial property at 2333 North Sheridan
Way, where manufacturing, warehousing,
distribution and wholesaling are also
permitted uses. Accessory office uses and
outdoor storage are also permitted, provided
the latter is screened from public view.

vZ-9



2.1.6. Current Zoning

Under the City’s current Zoning By-law,
five different Employment Zones exist in
Sheridan Park, all exceptions to the general
E2 Zone. Most of the Park is zoned E2-5,
which permits science and technology
facilities within an enclosed building;
education and training facilities; offices
accessory to a science and technology
facility; and overnight accommodations.
Accessory commercial uses, including
conference centres, fitness centres,
financial institutions and restaurants,
are also permitted but cannot exceed 15%
of the gross floor area. The maximum
permitted density is 0.4 times the lot area.

The Zoning By-law defines a science and
technology facility as "a building, structure
or part thereof, used for scientific and
technological research and development
including laboratories, pilot plants,
prototype production facilities, software
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development, data processing services and
engineering services."

Several properties along North Sheridan
Way are zoned E2-6 or E2-7, both of which

permit a broader range of employment
uses, including manufacturing facilities,
warehouse/distribution facilities and
broadcasting/communication facilities, in
addition to the uses permitted in an E2-5

Office R y
Broadcasting/Communication Facility A .|
Manufacturing Facility o +f
Science & Technology Facility ) ) e |
Transportation Facility ¥ ¥
Warehouse/Distribution Facility ¥ ¥
Wholesaling Facility ¥ v
Education & Training Facility i 4 i
Commercial Scheool ¥ A
Hotel N v A
Table1

18 DRAFT Sheridan Fark Land Use Master Flan

Zone. Offices are permitted provided they
are located within and form an integral part
of a building used for any other permitted
use or a group of buildings on the same

lot. The: difference between E2-6 and E2-7
is that the former permits a maximum
density of 0.40 FSI and the latter permits
up to 0.50 FSL.

Table 1 compares the land use permissions
in most of the Park to the common uses
generally permitted in an E? Zone. Several
landowmers and property managers

in Sheridan Park consider the highly
restricltive E2-5 zoning to be the greatest
barrier to further developing and
revitaliizing the Park.
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The other zoning exceptions in the Park
are E2-101, which permits a range of
employment and commercial uses on the
hotel sites and adjoining vacant property in
the southeast corner of the Park. The site
of the Olive Grove private school has site-
specific zoning (E2-31) that also permits the
E2-5uses.

While the land use provisions applicable
to Sheridan Park are exceptional, the

E2 requlations generally apply, except
maximum density. The minimum lot
frontage is 30 m (98.4 ft). The minimum
front yard, external side yard and rear yard
are each 7.5 m (24.6 ft). Aminimum 4.5m
(14.7 ft) wide landscape buffer is required at
the street. There are no minimum height
restrictions.

2.1.7. Other Relevant Studies

Cultural Landscape Inventory
(2005)

The Cultural Landscape fnventory
provides an overview and subdivision of
the distinct landscapes within the City of
Mississauga based on periods of origin,
purpose and historical associations and
other physical characteristics related to
the natural and built environment. Based
on a series of cultural landscape criteria,
the Inventory analyzes and assesses the
City’s many landscapes, identifying areas
that warrant recognition, protection,
preservation and special management

policies.

While not officially designated a heritage
site, Sheridan Park is identified in the
Inventory as an important feature in

the City's Cultural Landscape. Sheridan
Park is considered significant for its

scenic and distinct visual quality and the
site’s landscape design, type of use and
technological interest. Many of the Park's
buildings are considered significant for
their consistent scale of built features
and unique architecture associated with
the "planned research park” movement,
including the nationally recognized Xerox
building.

DRAFT Sheridan Park Land Use Master Plan 19
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Natural Areas Survey
(1996, 2012 Update)

The Natural Areas Survey,originally
completed in 1996, identifies the City's
natural areas system and includes 144
sites, representing the best remaining
natural features in Mississauga. The
survey includes Natural Areas, which are
further classified as Significant Natural
Sites, Natural Sites or Natural Green
Spaces. The Natural Areas System also
includes Residential Woodlands, Special
Management Areas and Linkages. The 2012
Update to the Survey identifies a City-wide,
long-term trend of a decrease in the quality
of vegetation, the amount of tableland and
amount of wetland habitats, largely due to
development pressures.

The Sheridan Park site contains designated
Matural Areas SP1and SP3,aswellasa
Special Management Area, in the north

of the site, due to their location at the
headwaters of Sheridan Creel, as well

20 DRAFT Sheridan Park Land Use Master Plan

as prominent physiographic features,
including watercourse basins,drainage
divides and forested areas. Natural Area
SP3,identified as an Area of Natural and
Scientific Interest (ANSI) by the Province
and a Core Area within the Regional
Greenlands System, was classified

as a "Significant Natural Site’. In the

2012 Natural Areas Survey Update, the
classification of Natural Area 5Pl was
changed from 'Natural Site’ to 'Significant
MNatural Site’ based on its significant flora
species and possible breeding bird species.
Both areas are captured within the City's
Green System (MOE Schedule 1and 1a) and
Matural System (MOE Schedule 3).

Matural Heritage System
and Proposed Expansions

-Sp-ucld Managemant Areas
Il sionificant Natural Areas

[iPropased Expansions
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Natural Heritage and Urban
Forest Strategies

The Natural Heritage and Urban Forest
Strategy (NHE&UFS), approved by Council

on February 12,2014, along with the Urban
Forest Management Plan (UFMP), will quide
the management of Mississauga's Natural
Heritage System and Urban Forest in the
next 20 years and ensure they are protected,
enhanced, restored and expanded for future
generations, Sheridan Park includes in its
northern portion Natural Heritage System
features (Significant Natural Areas and
Special Management Areas). Development
at sites containing Natural Heritage System
features SP1and SP3 will be subject to an
Environmental Impact Study (EIS). These
lands also include areas that have been
identified for “proposed expansion” of the
City's Natural Heritage System (see map on
previous page). Although the expansions do
not become effective until Schedules 3 and 10
of MOP are amended, consideration of an EIS
for the expansion areas is encouraged.

Future Directions Parks & Natural
Heritage Area Master Plan (2009)

Mississauga Future Directions Reports

are living documents, updated every five
years, establishing the City’s provision

of Community Service levels, based on
current and future needs in four key
departmental areas: library; recreation;
parks & natural areas; and fire and
emergency services, The most recent Parks
and Natural Areas Master Plan is derived
from a series of studies examining indoor
and outdoor recreation facilities, programs,
parks and natural areas, and libraries

in the City. The Plan takes a "systems
approach,” implying the need for a "loop”
within which parks and natural areas are
themselves sustainable while at the same
time contribute to the sustainability of the
City's urban areas. A strategic goal of the
Flan is to establish a City-wide connected
system of trails and linkages to parks

and natural areas. The northern portion

of Sheridan Park is identified both in MOP
and the Natural Areas Survey as part of

the City's Natural Area System, thus the
protection and enhancement of these
lands is essential as a space for both passive

recre:ation and as another link in the City's
park, trails and Natural Areas systems.

DRAFT Sheridan Park Land Use Master Plan 21
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Employment Land Review
Study (2008)

The 2008 Employment Land Review Study
prepared by Hemson Consulting Ltd., which
is currently being updated, was part of the
City's MOP review and Provincial Growth
Flan conformity exercise. The update will
identify policy directions to respond to
some of the challenges facing the City's
Employment Areas, particularly the

mature Areas and those facing pressure for
conversion to other uses.

The original Study concluded that nearly all
of Mississauga's supply of employment land
is developed, with much of the remaining
vacant land consisting of relatively small
parcels. Therefore, protecting existing
employment areas is critical,and only a
small number of minor conversions to other
uses is appropriate. Land conversionsin
Sheridan Fark are not recommended.
Regarding the City's older employment
districts like Sheridan Park, Hemson calls

22 DRAFT Sheridan Park Land Use Master Flan

them avaluable economic asset. One of
the challenges for future planning for
these areas will be to maintain the quality
of infrastructure and the overall design
and streetscapes in order to support their
competitiveness.

The Study estimated Sheridan Park's
employment at 5,800 jobs, for a density
of 21 jobs per net hectare, which is on the
lower end of all employment areas in
Mississauga. The densities of Meadowvale
Business Park and Airport Corporate are
approximately 50% higher and the City's
average is 38 jobs per hectare.

City of Mississauga Economic
Development Strategy “Building
on Success” (2010)

The intent of the “Building on Success” report
was to analyze the opportunity to achieve a
culture of innovation within Mississauga.
Sheridan Park was identified as a potential site
for an incubation centre, as a mentoring and
support system for select sector sub-group
start-ups and small and medium enterprises.
The Research, Innovation, Commercialization
(RIC) Cemntre has since been established

with support from the Ontario Ministry of
Research & Innovation in partnership with
Peel Region, the City of Mississauga, the City
of Bram pton, the Town of Caledon, Medical
and Related Sciences Discovery District
(MaRS), University of Toronto Mississauga,
Sheridan College and other organizations.
The Centre, with offices in the Xerox
building, provides start-up businesses and
technology entrepreneurs with access to
progranis, workshops, one-on-one coaching
and networking opportunities. The Centre
has helped entrepreneurs in the aerospace,

0€-9



advanced manufacturing, life sciences and
emerging technology fields.

The Economic Development Strategy

also recommends actions to improve

the overall market position of Sheridan
Park. It recommends the City considera
Community Improvement Plan (CIP) to
refine the vision for the area and establish
financial incentive programs to encourage
property owners to improve buildings and
landscapes. Another recommended action
is to work in conjunction with property
owners to market and promote the Park.

In 2010, the "Assessing Flanning Tools for
Mississauga” report concluded that the City
would benefit from CIPs that encourage
private investment in an area,such as
downtown,acknowledging that the challenge
for Mississauga will be to prioritize the many
interests competing for incentives.

An Action Plan for Innovation in
Mississauga (2011)

Focused on the role that human capital
can play in driving the City’s strategic
and economic objectives, “An Action Plan
for Innovation in Mississauga,” prepared
for the RIC Centre, assesses the need and
opportunities for an Innovation Centre in
Mississauga. It identifies the constraints
and opportunities of the City's current
innovation economy and recommends

enhancements to the local support system.

The report observes that Sheridan Fark

is not currently a catalyst for innovation
in the Region and that it continues to
operate within the 1960s research park
model based on recruiting anchor tenants,
with limited regard for interactions

and incubation, although there is some
interaction between businesses, such as
Hatch and Vale, and through the Sheridan
Park Association.

The Action Plan identifies the opportunity
to update the current Sheridan Park model
(and land use) to foster interactions with
researchers at nearby universities and
federal laboratories and amongst fellow
firms: (a cluster strategy). The report also
highlights the opportunity for the Park to
act as a private sector-led accelerator for
the growth of small technology firms in the
Mississauga area.
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Employment Areas in Mississauga and Oakville
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2. Agilent Technologies
3. Amec

4. Amorfi

5. Baylis Medical

6. BD Canada

7. Clearstone Labs

8. Curtiss-Wright / Indal
9. Dana

10. Electrovaya

11. Esprida Corporation
12, Ford

13. General Electric (GE)
14, GlaxoSmith Kline
15. Goodrich Aerospace

18, Microbix

19, Opalis Software
20, Pathean

21. Pharma Medica
22. Pratt & Whitney
23. Psion Teklogix
24, Racian

25. Redknee

26. Roche

27, SMNC Lavalin

28. Therapure

29. UCIT Online

30. Wellspring Pharmacautical
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2.2 Other Employment
Areas

Mississauga enjoys a diverse employment
base supported by a variety of business
parks. Mississauga's Corporate Centres,
namely Meadowvale Business Park,
Airport Corporate, Gateway Corporate and
Sheridan Park,are regionally significant
centres of business. The Meadowvale
Business Park,a sprawling employment
area located along Highway 401 from

Erin Mills Parkway to the City's western
limits at Highway 407, has been one

of the most successful GTA business
parks in the past 10-20 years, a prestige
office location. Meadowvale Business
Park is home to many Fortune 500 and
Fortune Global 500 Canadian head offices
from the pharmaceutical, Information
Technology/Communications Technology
(IT/ICT) and wholesaling industries.
Major office headquarters include Wal-

Mart Stores Corp, Microsoft Canada

Co., Amgen Canada Inc. and General
Electric (GE). There are also major
research and development employersin
the Park, including Abbott Labs, Agilent
Technologies, BD Canada, GlaxoSmith
Kline, Patheon Psion Teklogix, Roche and
Therapure.

Airport Corporate Centre, located along
Highway 401, south of Pearson Airport,

is also a successful business park with a
prestigious address. It is home to a number
of Canada’s top multinational companies,
including Hershey Canada Inc, Hewlett
Packard (Canada) Co., General Mills Corp.,
Federal Express Canada and the Pepsi
Bottling Group. The Gateway Corporate
Centre, located along Hurontario Street
from Britannia Road to Highway 401, is

well-positioned for growth as it is located
along one of the City's two major higher-
order transit and intensification corridors.
Mississauga’s general industrial areas
include Churchill Meadows, Clarkson,
Dixie, Gateway, Lakeview, Mavis-Erindale,
Naortlieast, Southdown and Western
Business Park,. These areas encompass
awide range of business employment

and traditional industrial uses, including
manufacturing, wholesale trade, retail
trade, and transportation and warehousing.

Missiissauga’s northern Corporate Centres
have experienced much growth recently.
Closer to Sheridan Park, newer business
parks in neighbouring Oakville are doing
well. The Town is capitalizing on visibility
and access from the QEW and Highway
403. Winston Park, QEW East, QEW

DRAFT Sheridan Park Land Use Master Plan 25

€e-9



West and Burloak business parks have
attracted a range of prestigious employers,
including global engineering firms and
many with research and development
facilities. Major science and technology
employers clustered in Qakville's Winston
Park and QEW East business parks include
Amec,Clearstone Labs, Dana, SNC Lavalin,
LComm Wireless, Pharma Medica,

Pratt & Whitney, Radian and Wellspring
Pharmaceutical.

Fifty years after it was founded, Sheridan
Park finds itself competing with several
other prestigious business parksin
Mississauga and Qakuville, as well as lower-
cost industrial parks, to attract employers
engaged in science and technology. There
are several reasons for the success of
nearby business parks, including land

26 DRAFT Sheridan Parlt Land Use Master Flan

availability, access and visibility, industry
clustering and flexible zoning.

As discussed in Section 3,Sheridan Park
has similar advantages (access, visibility,
clustering), with the notable exception of
flexible zoning and lack of available land.

The fact that research and development
and engineering businesses continue to be
attracted to the western GTA suggests that
Sheridan Park has the potential to attract
more businesses. On the other hand, it
also reinforces the view held by many
stakeholders in the Park that it has lost
its cache as a research and development
hub. To distinguish itself again, it will
need to learn from contemporary science
and technology parks that have enjoyed
success.

2.3 Contemporary
Science and Technology
Parks

In our increasingly knowledge-based
economy, a true technology park focused
on research and development is the type
of business park every municipality would
like to have, but most face many challenges
torealizing one. Every technology park

is unique, developed based on the local
context and its assets, principally its
institutions. They come in different
shapes and sizes, but most share these
characteristics:

¢ A strong physical and functional
relationship with a research university,

* One principal landowner, whether
public or private, to manage
development and leasing.

+ Facilities and government support for
incubation and acceleration.
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= A mixofusesand amenities to attract
and retain employers and their
employees,at a minimum, fitness
facilities and dining options. (Some
American urban technology parks also
incorporate housing).

+ Awalkable, well-designed public realm,
with a focus on the quality of open
spaces as much as the quantity,

« High standards of architecture and
environmental design,

All of the above, but especially the first
three characteristics, have been critical

to the ongoing development of the most
successful technology parks. In many
cities, universities have taken the lead in
developing research parks on their lands.
From the perspective of a municipality that
is home to a technology park, its success is

measured by the number of new businesses
and well-paid workers it attracts.

Repositioning and growing Sheridan Park
as a contemporary research and technology
park, like those described on the pages

that follow, will likely require a significant
commitment from the Provincial and/

or Federal governments to establishing
incubation/acceleration facilities in the
Park. Such facilities would allow technology
start-ups to grow without incurring major
capital costs. In addition, public land and
buildings may be required to keep new
businesses in the park that cannot yet
afford market rents. A partnership between
the City of Mississauga and a university
attracted to Sheridan Park's location and
setting would be an important step to
attracting additional government support.

Beyond demonstrating the need for
government or institutional support, the
five different examples of contemporary
research parks described here illustrate
other key features that contribute to their
SUCCss,
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University of Waterloo David
Johnston Research and
Technology Park, Waterloo,
Ontario

Key Facts:

» 111,000 square metres (1.2 million
square feet) of office and research and
development office space planned on
485 ha (120 acres)

« Home to Information and
Communications Technology (ICT)
cluster, also tenants in automotive,
bio-tech and agri-food sectors

» Focuson high-quality laboratories,
turn-key construction projects with a
high standard of architecture and an
extensive open space network

The University of Waterloo Research and
Technology Parkis one of the newest and
most successful research parks in Canada.
While the Park is located on University
land, it is the result of a comprehensive
private-public partnership, involving the
Government of Canada, Province of Ontario,

Region of Waterloo, City of Waterloo and
various private technology firms, including
Canada's Technology Triangle. The Park's
Accelerator Centre attracts and supports
innovative technology start-ups in the
area, with an emphasis on cultivating
technological entrepreneurship and
breakthrough research discoveries and
innovation.

The Park's proximity to the talent of the
University community creates important
synergies, particularly through the
University's well-established
co-operative education program. The
Fark is located adjacent to the University's
109.2 ha (270 acres) environmental
reserve, comprised of rich natural areas
and open spaces. Stemming from a strong
partnership and funding model, as well as
a focused marketing strategy, the Park’s

campus continues to expand. Phase Il
of development is in the planning stage
and will add 27.5 hectares (68 acres) of
specialized multi-tenant and multi-use

research and development office space.
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Montreal Technoparc,
Montreal, Canada

Key Facts:

» Over 2.8 million square metres (30
million square feet) of office and
research and development space over
203 ha (502 acres)

* 56 companies, 7,000 total employees

= Clusters - aerospace, life sciences,
information and communications
technology (ICT)

= 40% green space

The St-Laurent campus of the Montreal
Technoparc is Canada's largest research
and development park. The Park, adjacent
to Montreal's Pierre-Elliott Trudeau
International Airport,is home to over

50 knowledge-based companies active

in aerospace, information and ICT, life
sciences and nanotechnologies. The

Park offers business accelerator services,
expansion support services, university and
institutional partnerships and an offer of
networking related events, on-campus

knowledge transfer opportunities and

a variety of on-site lifestyle amenities
including fitness centres, restaurants and
cafés.

Infrastructure funding from the City of
Montreal helped kick-start the Park, and
the City continues to play an active role

in its development. The Université du
Québec a Montréal, McGill University,
Concordia University and Vanier College
are also strategic partners. Montreal's
International Eco-Campus Hubert Reeves,
the Parl's newest expansion, is focused on
building and environmental sustainability
and is largely clean-technology driven.
This expansion will develop an additional
20.2 ha (50 acres) and 8 buildings.

The Montreal Technopark is managed by
a non-profit corporation. New businesses
wishing to locate in the Park must have

a minimum percentage of “innovative

activities, “either 15% or 30% dependingon
the property’s location. High-profile sites
are rzserved for head offices or businesses
whose activities are 85% innovation.
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University of Saskatchewan's
Innovation Place, Saskatoon,
Saskatchewan

Key Facts:

» 323 ha (80 acres) campus adjacent to
the University of Saskatoon

» 167,000 square metres (1.8 million
square feet) of office and research and
development space in 19 buildings

s Focus on agriculture, information
technology (IT) and enviromental
technology

Saskatoon’s Innovation Place is one of

the most successful university-related
research parks in North America.
Innovation Place, the registered business
name of the Saskatchewan Opportunities
Corporation (SOCO),is a crown corporation
in Saskatchewan, with a mandate to
support the growth and success of
Saskatchewan's technology sector through
the development and operation of research
parks on the campuses of the province's
universities in Saskatoon and Regina and

at the Forest Centre in Prince Albert. The
Saskatoon branch of Innovation Place, the
largest of the three, capitalizes on the local
University's strengths in agriculture, IT
and environmental and life sciences.

Since the 1980s, the Park has been

closely tied to the Province, receiving
funds for its continued development and
preference towards the advancement

of local technology start-up firms and
entrepreneurs. A fundamental goal of
Innovation Place is tenant diversity. This
is achieved by bringing together private
and public,large and small, local and
international organizations. The right mix
is ensured through an established approval
process which guides tenant selection.
The primary focus for the Saskatoon
location is private technology companies,
which are judged by a committee on their
potential for employment growth and

ongoing commitment to both Innovation
Flacet and the Province. Secondary target
tenants include business and technology
service organizations, research institutes,
and national and international technology
companies. The Park is also hosttoa
variety of recreation and amenity spaces
including private clubs, restaurants, sports
fields, garden parks and public open spaces
- creating opportunities for networking
and informal interactions.

DRAFT Sheridan Park Land Use Master Plan 33

-9



Forest City Scienceand
Technology Group

Based in Cambridge, Massachusetts,
Forest City Science and Technology Group
is a real estate development company

that specializes in the establishment of
life sciences campuses in the United
States. Working predominately with
well-established research universities
and medical centres, Forest City works to

develop life science "clusters” or bio-parks.

Two notable campus examples include
University Park at MIT and the [llinois
Science and Technology Park.
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University Park at MIT,
Cambridge, Massachusetts

Key Facts:

= 10.9 ha (27 acres) campus adjacent to
Massachusetts Institute of Technology

= 157,000 square metres (1.7 million
square feet) of scientific research
facilities in 10 buildings

« 670 residential units, including a
majority of rental properties

Located directly adjacent to the MIT
campus, the award-winning University
Park at MIT was developed as a private-
public partnership with MIT, the City of
Cambridge and Forest City Science and
Technology Group, over a 20-year period.
MIT owns the land on which University
Fark was developed, while Forest City holds
long-term ground leases. The project was
financed entirely by private funds and
without the assistance of tax abatements,
tax increment financing or other public
incentives/assistance. The Parkis a true
mixed-use development, with a diversity
of campus amenities including a mix of

student and market-rate housing units;
significant research facilities and office
space; a large hotel and conference centre;

restaurants; retail opportunities; a large
sculpture park and a comprehensive
system of parks and open spaces. The
Park's office and laboratory buildings

are home to major bio-technology and
pharmaceutical companies. The Park’s mix
of uses and extensive open space system
ensure that the campusis an active and
welcoming space and not only a business
and research location. Additionally, the
Park's central location links the adjacent
residential areas with the University lands.
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Illinois Science & Technology

Park, Skokie, Illinois

Key Facts:

+ 9.3 ha (23 acres) urban bio-tech campus

« 185,000 square metres (2 million
square feet) of state-of-the art science,
laboratory, office and conference space

« Bioscience and nanotechnology focus

The Hlinois Science & Technology Parkis
strategically located at the centre of the
Chicago area’s major universities, teaching
research hospitals and pharmaceutical/
medical device companies, with easy
access to expressways and O'Hare Airport.
The Park offers flexible spaces for multi-
use office, scientific research facilities,

and state-of-the-art labs. The campus-

like setting facilitates collaboration and
networking amongst the tenants, which
include large companies, small innovators,
medical institutions and universities.
Facilitated by strong local and State support
for biomedical innovation and high-quality
scientific employment growth, the Park
continues to expand.

36 DRAFT Sheridan Park Land Use Master Plan
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Table 2: Sheridan Park Compared to Contemporary Research and Technology Parks

Site area Existingand planned Numberof Employmeft Approx Land ownership
development Employees density |
ft? emp/ emp/ac
hi.-! |
Multiple

Sheridan Park 1966 138 | 340| 85,500 | 920,000 2,700 20 & 25 private

landowners
University of University-
Waterloo David 2002 49 |120| 80,000 |86&0,000 3,500 71 29 70* s dw
Johnston R&T Park
University - o
of Saskatoon 1977 | 32 | 80| 167,000 | 1.8mil | 3,300 103 41 130* RIRELS Ty

: owned

Innovation Place
Montreal ’ ; A Single private
Technoparc 1995 203 [502| 2.8mil 30 mil 7,000 34 14 52 landcwran
University Park at % : I Single private
MIT 1983 11 | 27 | 158,000 1.7 mil 4,000 364 148 Inttd g
Illinois Science & : . Single private
Technology Park 2003 9 | 23 | 186,000 2 mil 1,300 144 57 16 s obiranaian

*includes start-up companies

“excludes residential development

In many respects, Sheridan Park is very different from other research parks-large, less dense, with fragmented
ownership, without government funding, and lacking strong ties to research institutions. These disadvantages
suggest the Park should focus on attracting private-sector research not dependent on an institution and more likely to
find a home in a prestigious employment area in the GTA.

DRAFT Sheridan Park Land Use Master Flan 37

GV -9



2.4 Conclusions

A review of the planning context for
Sheridan Park leads to five key conclusions
that inform the Land Use Master Plan.

38

There is a tension in the general land
use policies betwween the goal of higher
density, transit-oriented development
in the City's Corporate Centres and
the desire to maintain the character

of Sheridan Park. The Land Use Master
Plan should aim to strike a balance

by encouraging intensification while
ensuring public and private open spaces
are prominent features.

The current zoning in the Park is more
restrictive than the City's Official Plan
and is a barrier to existing business
expansion and attracting prospective
new business. MOP permits offices
associated with science and technology
facilities while the zoning only permits
accessory offices; the former suggests
more flexibility regarding the amount

of office space that is allowed in

DRAFT Sheridan Park Land Use Master Plan

conjunction with a technology facility.
In addition, the zoning regulations

are not aligned with MOF's urban
design policies. At any rate, the highly
restrictive land use provisions make it
practically impossible to achieve new
mixed-tenant developments or attract
technology companies with multiple
business functions under one roof.

Recent economiec studies confirm that
the development model and physical
appearance of Sheridan Park are
both outdated. Beyond recommending
incubation facilities like the Research,
Innovation, Commercialization (RIC)
Centre, the studies call for stronger
institutional alliances, a cluster strategy
promoted by the City and landowners,
and physical improvements to the Park.

As one of many destinations for
research and development in the
GTA, Sheridan Park will need to
re-distinguish itself to attract new

emplloyers. Science and technology
innowvaters are attracted to all types of
business parks. Being open toa greater
variety of businesses while maintaining
aresearch core should help to revitalize
Sheridan Park. Refreshing and
mark:eting the Park’s landscapes will
also be important.

Rebranding and significantly growing
the park as a contemporary research
hub will likely depend on government
and iinstitutional support. Universities
or other research institutions are

vital anchors for most contemporary
technology parks. In the absence of
incubation facilities in Sheridan Park
accessible to university faculty and
stude:nts, stronger relationships between
universities and employers should

be promoted and private incubation
facilities should be encouraged. The
Sheriidan Park Association has a role to
play in this regard but will likely need
public support.
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3.1 Location and
Setting

Sheridan Parkis located on the north

side of the Queen Elizabeth Way (QEW),
between Winston Churchill Boulevard
and Erin Mills Parkway, giving it excellent
highway visibility and access. The Park is
midway between Hamilton and downtown
Toronto, just 1.5 km (0.93 miles) east of
Highway 403 and less than 30 km (18.6
miles) from Pearson International Airport.
Employers in the Park report that the
Park's location within the Region and its
accessibility are important advantages over
other locations.

The Park is surrounded by a variety of
complementary land uses. To the north
and east is the Sheridan Neighbourhood,
comprized of mostly detached homes.
East of the neighbourhood, north of the
QEW-Erin Mills Parkway interchange is
a commercial node with a wide range of

retail establishments and restaurants. On
the other side of Sheridan Park, west of
Winston Churchill Boulevard, in the Town
of Qakville, is a complex of restaurants and
a multi-screen cinema. The commercial
uses at the edges of the Park are not within
short walking distance of many employers
in the Park, but they are a short drive away.
Consequently, most employers are satisfied
with the proximity of places to eat and shop
and do not feel additional commercial
amenities are needed in the Park, other
than potentially a café/sandwich shop
similar to the one in the Promontory office
complex.

The cinema/restaurant complex west of
the Park is located in the northeast corner
of Dakville's Winston Park, an employment
area with a mix of low-rise and mid-rise
office buildings and industrial uses. South

of Sheridan Park,in Mississauga,is the
Clarkson Employment Area,a band of
industrial properties along the south side
of thi: QEW, beyond which is a low-rise
neighbourhood.

The University of Toronto Mississauga
campus is located 4 km (2.4 miles)
northeast of the Park. Although there
is currently no association between
the University and Sheridan Park, the
proximity of the two might facilitate a
stronger relationship in the future,

DRAFT Sheridan Park Land Use Master Plan 41
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3.2 Access and
Circulation

There are two vehicular access points

on each side of Sheridan Park and two
east-west routes through the site. North
Sheridan Way runs along the south side of
the Park, adjacent to the QEW, providing
direct access from the westbound QEW
off-ramp at Erin Mills Parkway and
connecting to Winston Churchill Boulevard
approximately 600 m (1,968 ft) north of the
QEW. Sheridan Park Drive provides access
further north from both arterial roads, with
both segments of this discontinuous road
linking to Speakman Drive, the curving road
through the Park. Flavelle Boulevard, the
formal entry road into the Park,and Hadwen
Road link Speakman Drive and North
Sheridan Way.

Employers in the Park report that traffic
is not generally an issue except in the
afternoon peak hours,when there are

frequently delays at the access points

on Winston Churchill Boulevard The
planned completion of Sheridan Park

Drive will be critical to accommodating
significantly more development in the Park
and, will become an important link in the
road network serving the larger area,as
envisioned in Mississauga Official Plan.

Although Sheridan Park was designed to

be accessed primarily by motor vehicle, it
is served by Mississauga's transit system.
Bus Route 45 runs through the Park during
the peak hours, northbound in the morning
and southbound in the afterncon, providing
access to and from the Clarkson Go Station,
3 km (1.8 miles) to the south. Several
employers in the Park have expressed a
desire for a higher level of transit service
while recognizing that the motor vehicle
will continue to be the preferred mode of
travel for most employees. A significantly
higher density of employment will be

one important factor in improving transit
connectivity between the Park and the rest
of the City.

Sheridan Park was not designed with
pedestrians and cyclists foremost in mind.
Speakman Drive is the only streetin the
park with a sidewalk and only on the south
side. Employers in the Park would like

to see a sidewalk or similar facility along
Nortln Sheridan Way, so visitors can walk
safely to and from the hotels in the Park
and employees can walk to the commercial
amenities on Erin Mills Parkway (as a Major
Collector, North Sheridan Way is intended
to have active transportation facilities, as
per MOF). The sidewalk along Speakman
Drive: links to a multi-use pathway within
the hydro corridor along the north edge of
the Park, providing a circuit for employees
exercising at lunchtime. Cycling routes
on North Sheridan Way, Hadwen Road
and lL.eanne Boulevard, as proposed in the
City"ss Cycling Master Plan, together with
the Flydro Corridor Path, would encourage
more cycling in the Park.
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3.3 Natural Features
and Open Space

The public and private open spacesin
Sheridan Park are a distinguishing feature
central to its identity. They have varying
characteristics and include significant
natural features and watercourses that
form the headwaters of Sheridan Creek.
Maintaining some open spaces and
enhancing others should be part of the
strategy to further develop the Parle.

The open space system includes the
following major elements:

» A municipal park, named Sheridan Park,
with a baseball diamond, two mini soccer
pitches and a playground. Adjacent to the
Park is the Herridge Pumping Station,a
Regional utility.

= Three linear open spaces engineered
to channel stormwater run-off through
the park, one of which is located in the
median of Flavelle Boulevard. The City's
Natural Heritage and Urban Forest

Strategy propose that these areas become
part of the City’s Natural Heritage System.

» A naturalized stream corridor in the
southwest corner of the park, designated
Greenbelt in MOF

= Heavily wooded areas immediately
south of the hydro corridor, one of which
has been identified by the City asa
"Significant Natural Site”; the others are
considered "Matural Sites” (the heavily
wooded area and drainage channel east
of the Process ORTECH site are also part
of the Regional Core Greenlands System),
The lower-lying open space between the
wooded areas is considered a "Special
Management Area”.

» Other private lands prone to flooding and
requlated by Credit Valley Conservation
(CVC).

Additional site level analysis will be
required to confirm the location, extent and
characteristics of features in the identified

natural areas prior to any site improvements.

In light of previous fllooding in the
neighbourhoods south of Sheridan Park,

which initiated drainage improvement works,
the City and CVC have identified some of the
lands south of the hydro corridor, including
the Special Management Area,as a potential
location for further improvement with a
storrnwater management facility integrated
with existing natural features. All of the
natural areas and any expansions to them will
be subject to the City's Natural Heritage and
Urban Forestry Strategy.

Linking and complementing the major open
spaci features are landscaped open spaces
around the buildings and parking lots in the
Park, These private spaces, some naturalized
and others manicured or simply mowed, vary
greatly in size, shape and design. As partof a
larger system, they contribute to the image
of a business park within a green landscape.
Ensuring future development includes
generously landscaped yards will help
enhance this image. In addition, a consistent
pattern of trees lining the streets of the Park
would unite the disparate elements of the
open space system and further refresh the
Park's identity,

DRAFT Sheridan Park Land Use Master Plan 45

€5-9



. ow
Existing Land Use
— iy d o memkiay iy - _-J " - ¢ B @ T =
’ 2 B s, WA Ry oMESSera 3, wen game, 30 07 3 88 31 Fowm DY
- By 1 e 5 - = o= y
J R el 1 M e e T T e S U ST - ey R e e e T ST
F R i | i T R W ; aar i
_.r' [ S "'J TRt L i and o g, — 4 el RN R A s R S Jl:""'
! PR 9 L
-r ) \JJ o S NN _fl Yty niry Ly ‘-;l. G T L J.J !JI
it L I = 2 -
- - "—'I e b AT !
- r d 2
! i I-/’f J o] gl
s [ R i v ; 3
= | " g i
=, = = I 7.3
- \ i = e
1 o e, e
N ¢ I LI 5
I i |
T Ty e | $4 :‘a-
= ol = = II F 1]%
-— \ '...‘ i' o] a
\ L ! L p
4 (! " : o iy
o ) ;
yoa _:,.} o In i e
— _.i-l‘ E; &=
% a| I
i . ! £ -
& J._)r ~.J ! <y
S ove s 3
- Y Gj
» | H T
- - |
=, - J !
!
i
I
=
! 1 o | 1 |
=1y B & ! l |—J =g ”J' ] J [t | ]
B =X =] — r v =l i e
i S T £, | = e 3 | | I
== N il et N | J _— ! o
‘_'.:_—-‘l_] d"u 8 %_‘] A0 -_:_-' g B
= PN CFANK) (] ok e el " ) e
J e LN A A e B3 1 3
o = of il o, i, -
_UJJJJJJJH.I..I-IJJJJ_'EE E 3 :4 S o Ak H“”_u_._:_', - / |' _I ol
i P EUE s o = fl J = 4

A= a CF P F R I

- Office with a Science and
Technology Component

B 1ndustrial

B Hotel

& ! W ': v ]
4,50 _..ua.u,-&r__ .- o o 5

- Science and Technology
&2 Office Associated with Science and Technology

B Fark

ZZ Vacant Site or Mostly Vacant Building

46 DRAFT Sheridan Park Land Use Master Plan

y #5

3 =d

=
2 88
35
4
4 o,
"‘.I.'J
-t

|

—k

7

P Daycare and Data Centre

. Other Open Space (Greenbelt)

-

¥ e e

a2 NN KX !

= v

Y 0t

el i e

et R

o L g

Ll i J

il o S S T e

-

II .:;..H-h
,, -

Fpdady .,?r
5
e B
3 g
R
- A
.'_....r.".;
i)
| -
T g
ad r
A
ey ®
- ":J
"‘_j'

|

i =
S e
> A e 3
el S ]
yponsl i SEARE
] A
Ta 0. |
'.»-')”‘JJJH' =S ek J-;
3 ]
L g = d el ga
£ = =
] :':f by s,
3 gy d
] 4 Zig el

- Data Centre

=
B Utility

School

vG-9



3.4 Land Use

True to the original vision for the site, uses
that meet the City’s definition of science
and technology facilities remain the core of
Sheridan Park. Companies such as Xerox,
Candu and Vale have globally significant
research and development facilities in

the Park. Other important innovators

are headquartered in the Park, including
Imax, Hatch and KMH. Exova, Process
Research ORTECH and other companiesin
the former Ontario Research Foundation
buildings provide laboratory services for
arange of industrial clients. According to
the Sheridan Park Association, over 2,700
scientists, engineers, technicians and
support staff are employed in the Park.

As Sheridan Park has evolved, it has
accommodated other “business
employment” uses befitting its designation
in Mississauga Official Plan,including
offices, manufacturing facilities and hotels.
As some research and development-

oriented businesses have grown, such as
Suncor, Imax, Shaw and Candu, they have
occupied or added more administrative
office space. The Promontory complex has
a mix of office tenants, the largest being an
engineering firm. Along North Sheridan
Way, east of Flavelle Boulevard, there are
manufacturing uses and two hotels located
in the southeast corner of the Park. In

the past decade, a private school has been
built on Speakman Drive,and the Muslim
Association of Canada, which runs the
school, recently purchased an adjacent site,
Across from these sites is a daycare.

The map of existing land uses also includes
four vacant properties and several buildings
that are not fully occupied. The largest

of the vacant sites is currently owned by
Bodycote and is located at the northern edge
of the Park. It is significantly constrained by
natural features,a lack of frontage and a lack
of interest on the part of the landowner to
develop the property. The site is currently
for sale. Other lands are vacant asa result of
property owners holding land.

Several landowners, property managers
and real estate professionals interviewed
report that the current zoning in the Park
poses a significant challenge to attracting
tenants and development to available
properties. They remarked that many
emplloyers with research and development
facilities who might find Sheridan Park
attractive likely have other uses that form
part iof their business and/or are looking
to lease space in a modern building.
Developers of such buildings need zoning
flexibility to attract tenants to ensure the
long-term viability of the project.

In terms of land use, Sheridan Parkis
naturally transitioning toward more
diversity,while the objective of the City and
many landowners in the Park is to reinforce
its identity as a science and technology hub.
The challenge for the Land Use Master Flan
is to ensure science and technology facilities
remain a core use while welcoming other
complementary uses to allow businesses

to grow and encourage investment and job
creation on vacant and underutilized sites.
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3.5 Summary of Issues
and Opportunities

In many respects, Sheridan Park looks

and functions like a successful science
and technology park. Fifty years after it
was established, however, the Park is not
fully developed. Atthe same time, like any
mature business park, its occupants and the
nature of their businesses have changed
and this can be expected to continue. Asit
guides future change, the Land Use Master
Plan for the Park responds to these key
issues and opportunities as follows:

* Asascience and technology park,
Sheridan Park has not grown
significantly over the past 20 years.
Long-established businesses have strong
roots in the Park, and recent property
transactions suggest the Park remains
attractive to a range of tenants. Some
businesses, such as Imax, Suncor and

48 DRAFT Sheridan Park Land Use Master Plan

Shaw, have grown but, in large part,

by adding administrative functions.
Current policy and zoning restrictions
don’t recognize this change and

could impede the further growth and
diversification of existing businesses.

There are 8 number of vacant or
underutilized sites in the Park.
Together with the aging buildings and
limited property improvements that
characterize much of the east half of
the Parlk, these contribute to its dated
look, which has diminished its prestige.
The Land Use Master Plan should
support private and public investment
to maintain and improve buildings, open
spaces and streetscapes.

The north edge of the Park, betwreen
the twe ends of Speakman Drive,

and in particular the vacant lands
north of the Exova site (“"the Bodycote
property”), can be better integrated
writh the rest of the Parkand become a
more prominent epen space feature,
The completion of Sheridan Park Drive

would make this part of the Park more
visible and accessible, in addition

to improving transportation in the
broader community and supporting
intensification of the Park. Asthe
headwaters of Sheridan Creek, where
much of the land is heavily wooded

and naturally significant or prone to
floocling, this area has very little if any
development potential. On the other
hand|, public ownership of the lands
would ensure protection of natural
features and create opportunities for
improved stormwater management and
public access via trails and signage, Such
improvements would help to attract
businesses to Sheridan Parlk.

Priviate open spaces around
development will be critical to
maintaining and enhancing the
character of the Park. Properties are
generally large enough to accommodate
buildings, parking and generous
landsicaping, including pathways that
complement and link to sidewalks.
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4.1 Objectives and
Strategies

1. Reinforce and grow Sheridan
Park as a unique science and
technology business park.

The Land Use Master Flan promotes
science and technology facilities

and engineering as the core usesin

the Park. Recognizing that research

and development occurs not only in
laboratories and industrial spaces but
also in offices, and by professionals other
than scientists and engineers, the Plan
also would permit businesses engaged

in information and communications
technology development (hardware and
software). The greater flexibility in the
Flan also recognizes that research can
occur off-site and the results managed ata
lab or office in the Park.

50 DRAFT Sheridan Park Land Usze Master Plan

2. Facilitate the growth and
evolution of existing businesses
in the Park.

Once a company has established a science
and technology facility in the Park, it
should be encouraged to remain in itas it
grows, even if it means that over time the
original research and development facility
becomes subordinate to administrative
and other uses. The Land Use Master Flan
maintains Mississauga Official Flan policy
to permit offices associated with science
and technology uses, whichis not currently
reflected in the zoning for the Park.

3. Encourage the development
of vacant and under-utilized
sites and the full occupancy of
buildiings in the Park.

While science and technology facilities
will conitinue to anchor the Parls, the Land
Use Master Plan recognizes that filling
vacant sites and spaces with such uses will
be a challenge given the attractiveness

of competing business parks and the
condition of older buildings. To stimulate
development and building re-use in the
Park, the Master Plan permits buildings
that combine a science and technology use
with unrelated general office tenants.
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4. Encourage complementary
accessory uses that support
businesses in the Park and
provide amenities for employees.

Although there are commercial amenities
within short driving distance, more
restaurants, coffee shops and service
commercial uses within Sheridan Park
would support more vitality and help attract
development. As accessory uses integrated
with employment uses, they should be
permitted in visible locations. The current
prohibition against large concentrations of
stand-alone retail and service commercial
uses as well as large-format retail, on the
other hand, should be maintained.

5. Protect and enhance the
natural areas and other Greenbelt
open spaces in the Park.

There are significant natural featuresin
the Park,including areas that are part of
the Regional Core Greenlands System, as
well as other areas designated Greenbelt in
MOF. The Land Use Master Plan protects
the affected lands from development,
setting the stage for them to be managed
and promoted as an amenity for employees
in the Park and the broader community.

6. Ensure private landscaped
open spaces contributetoan
interconnected green space
network and attractive setting for
development.

The yjeneral character of Sheridan Park—
builclings in a generous landscape setting—
is valued by employers and distinguishes it
from other business parks. The Land Use
Master Plan generally maintains current
urban design policies to help ensure
private landscaping forms a significant part
of existing and new development and allow
for linkages between buildings.

DRAFT Sheridan Park Land Use Master Plan 51
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4.2 Land Use Plan

The Land Use Master Plan for Sheridan
Park acknowledges the current
Mississauga Official Plan policies for the
site and does not fundamentally alter the
long-established vision for the Park. The
land use designations described below
reinforce the area-specific and site-

specific policies and zoning provisions that

permit existing uses while clarifying and
updating the intent with respect to uses
that complement traditional science and
technology facilities. Section 5 describes
the Official Plan and Zoning By-law
amendments needed to implement the
Land Use Master Plan.

Business Employment

This designation applies to the bulk of
Sheridan Park, capturing the sites where
science and technology uses are intended
to be a significant use but not necessarily
the only use. The following uses would be
permitted:

» Facilities involved with scientific and
engineering research and development,
including but not limited to
laboratories, pilot plants and prototype
production facilities;

« Communications and information
technology development;

* Broadcasting facility;

= Engineering and professional design
Services,

= Data processing centres;

» Offices associated with any of the

above science and technology uses,
prrovided the associated use is located
on the same site or another site within
Sheridan Park;

Offices not associated with a science
and technology use, provided the
offices do not occupy more than 30% of
the total floor area of a building;
Universities and colleges;

Eiducation and training facilities,
excluding a public or private schoaol
for elementary or secondary level
education;

Accessory manufacturing facilities,
provided the facility is wholly enclosed
within a building and does not occupy
more than 15% of the total floor area;
Accessory commercial uses, namely
conference facilities, fitness facilities,
banks and restaurants, provided they

DRAFT Sheridan Park Land Use Master Plan 53
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do not exceed 15% of the total floor area
of a building and are located on the
ground floor.

The intent in permtting accessory
manufacturing facilities should be to
encourage pilot plants or other such “start-
up” production facilities,

Hotels, which are currently permitted
throughout Sheridan Park, would not be
permitted except where currently existing,
since they are best located within or
adjacent to commercial areas that contain
restaurants and other visitor amenities.

To encourage more intense forms of
development, the maximum permitted
density would be increased to 0.6 Floor
Space Index (i.e, 0.6 times the area of

the site), from 0.4 today. Development
applications for increased density will
need to demonstrate that there is adequate

S DRAFT Sheridan Fark Land Use Master Plan

road and servicing capacity for the
proposed development. The minimum lot
frontage would be 60 m or 196.8 ft (almost
all existing lots greatly exceed this) and
buildings would not be allowed to occupy
more than 40% of a site, to help maintain
the character of the Park. Front yards
would have a minimum depth of 125m

or 41 ft (most buildings in the Park have
much greater setbacks),and the minimum
landscaped area in the front yard, excluding
parking and driveways, should be 50%.

The urban design policies in Mississauga
Official Plan applicable to Sheridan Park
would continue to apply, with one minor
change that addresses the pedestrian
experience at the front of buildings:

Rather than ceremonial approaches with
turning circles for passenger drop-off, front
entrances should be defined by landscaped
forecourts. Passenger drop-off can occur at
the side of buildings. To ensure buildings

are oriented to a street, reverse frontages
should continue to be prohibited.

Business Employment - Special
Sites

This designation recognizes the two hotels
in the southeast corner of Sheridan Park,
which complement the Park, and the
vacant site between them. The following
uses wiiuld be appropriate within this
designation:

#» Hoiltels and conference facilities;
= Education and training facilities;
« Restaurants;

+« Financial institutions;

« Fitness facilities;

« Offiices.

Given the proximity of residential uses,
industrial uses would not be appropriate
in this designation and the only science
and tec hnology facilities that should be



permitted are those that occupy office
space. The existing Zoning By-law
regulations regarding lot definition,
density, height and landscaped areas
should continue to apply.

Exempted Sites

The Land Use Master Flan recognizes
that there are uses within the Park that
are not consistent with the vision of a
science and technology park, specifically
two buildings on North Sheridan Way
used for manufacturing (Ventra Flastics
and Voith) and Olive Grove School,on
Speakman Drive. These uses are currently
permitted by Mississauga Official Plan and
the Zoning By-law and should continue

to be permitted. However, it is the intent
of the Land Use Master Plan that,in time,
these uses will be replaced by Business
Employment uses planned for Sheridan
Park. In the interim, minor expansions

to these uses that do not siginificantly
increase the gross floor area should be
permitted and should be subject to the
Park's built form and other urban design
policies. If conversion of the existing
buildings to another use or redevelopment
of any of these sites is proposed and
requires a rezoning, the policies of the Land
Use Master Plan would apply.

Greenbelt

The Greenbelt designation applies

to the natural areas in Sheridan

Park, the open space between them
(identified as a "Special Management
Area” in MOP) and the existing major
watercourse and drainage channels.
MOP's general Greenbelt policies would
apply in these areas. Conservation of
natural features should be the primary
objective. Development generally will
not be appropriate, although roads and

storimwater management facilities

may be permitted subject to studies
assessing the environmental impacts of
suchi infrastructure. Where permitted,
pathways and trails should be encouraged,
but other active recreational uses should
not be permitted.

Open Space and Utility

These designations recognize the existing
municipal park, the adjacent pumping
station and the hydro substation in
Sheridan Park.

In all areas of the Park, sustainable
storinwater management practices,
including Low Impact Development (LID),
should be encouraged to mitigate the
impacts of increased urban runoff and
frequent storm events,
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4.3 Green Network

In Sheridan Park, green space is an
important land use and therefore the

Land Use Master Plan is complemented

by a conceptual plan for a green network.
As the Park continues to develop, it will
become even more diverse in terms of uses
and the form and architecture of buildings.
More land will likely be used for parking.
The Green Network will help ensure

the public realm of the Park, including
streetscapes and publicly-accessible open
spaces, together with private open spaces,
continues to be improved to further
distinguish the Park.

The major open space features in the
network already exist. Management

of the designated Greenbelt area, and

the potential addition of a stormwater
management facility, should support public
access and enjoyment.

The formal open space in the median of
Flavelle Boulevard should be incrementally
improved with more trees and other
vegetation and more amenities for
employees in the Park, including places

for sitting, eating and strolling. Thisis a
potential project for the Sheridan Park
Association.

Open space links over private land between
Speakman Drive and the Open Space,
which exist today, will continue to provide
drainage routes south and views to the
wooded areas to the north.

Important but missing elements in the
Green Network are continuous rows of
trees along the streetsin the Fark. Asthey
holistically link public and private open
spaces, they will beautify the Park and
soften its paved areas. The location of street
trees will need to acknowledge existing
underground utilities.

In addition to unifying the Park, the Green
Network also provides the framework for

pedestrian routes. A pathway along North
Sheridan Way is needed and pathways
along Flavelle Boulevard and Hadwen Road
should link it to the sidewalk on Speakman
Drive. Given the physical challenges of
constructing a continuous sidewalk along
the ¢urb of North Sheridan Way, a solution
that considers the following should be

explored:
» a”“curb-face” sidewalk or multi-use
trail along sections of the road

» the installation of some sidewalk or
trail sections on private property

= connecting a municipal sidewalk or
trail to existing sections of sidewalk/
pathways along various properties
fronting the road

» the possibility of cost-sharing with the
Sheridan Park Association

Asoutlined in the next section,
implementing the new elements of the
Green Networlk should begin with a
Streetscape Plan for the Park.
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5.1 Official Plan
Amendments

The following amendments to Mississauga
Official Plan are recommended:

« Schedule 1 (Urban System), Schedule
1a (Urban System - Green System) and
Schedule 3 (Natural System) should be
amended to reflect the CVC Regulation
Areas in Sheridan Park (see Existing
Open Spaces Map on page 44) and the
proposed Natural Green Space and
Watercourse Expansion areas in the
Land Use Plan,

« Schedule 4 (Parks and Open Spaces)
should be amended to identify the
natural areas in Sheridan Park as Public

and Private Open Space.

» Schedule 10 (Land Use Designations)
should be amended to designate the
natural areas in Sheridan Park as
Greenbelt.

In Section 15.1, Sheridan Park should
be renamed Sheridan Science and
Technology Park.

Policy 15.5.1.3(b) should be amended
to delete the reference to "turning

circle for passenger drop-off” and add
“landscaped forecourt” as an example.

A new policy should be added to
Section 15.5.1.3 that encourages low
impact development (LID) and best
stormwater management practices,

The list of permitted uses in Section
155.21should be amended to reflect
the uses identified in Section 4.2 of this
report.

A new subsection should be added
following Section 15.5.2.1 that applies to
the hotel sites and the site in between
{Business Employment - Special Sites)

and permits the uses for that area listed
in Section 4.2 of this report.

Section 15.5.2.2, which permits the Olive
(3rove school, should be deleted, and
t-he site should be included in the new
Section 15.5.3 (see below).

Section 15.5.2.3 should be amended to
increase the maximum Floor Space
Index (FSI) to 0.60.

Section 15.5.3, which applies to
exempted sites, should be deleted and
replaced with a map identifying the
three exempted sites in the Land Use
Master Plan and a policy that permits
the current uses on the site,including
iminor expansions. It should also state
that rezonings shall be subject to Policy
155.2.
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5.2 Zoning By-law

Amendments
The following amendments to Proposed Zoning
Mississauga’s Zoning By-law 0225-2007, as J o 3, D S iy 3 ity =

amended, are recommended:

» Map 18 should be amended to
reflect the zones identified on the
accompanying map.

= Section 8.2.3.5 which applies to zone
E2-5,should be amended to remove
“overnight accommodation” as a
permitted use. Broadcasting facilities,
universities and colleges should be
added as permitted uses. Also,offices
should be permitted without the
condition that they be accessory toa
science and technology facility use,
and a regulation should be added that
restricts offices not associated with a
science and technology facility use on
the same lot or another lot zoned E2-5
to a maximum of 67% of the gross floor
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The maximum gross floor areain an
E2-5zone should be increased to 0.6
times the lot area.

New E2-5 regulations should be added
that require a minimum lot frontage

of 60 m (200 ft) and a minimum front
and exterior side yard setback cf12.5m
(41ft). A maximum lot coverage of
40% and a requirement for a minimum
50% landscaped open space between
the front of the building and the street
should be added.

Section 8.2.3.5 should also be
amended to address the H-E2-5

zone. An additional provision should
require the submission of a detailed
Environmental Impact Statement
(EIS), to the City's satisfaction, prior to
releasing the holding symbol. The EIS
should delineate where development

is appropriate and what measures are
required to mitigate impacts on existing
natural features.

Section 8.2.3.6, which applies to zone
E2-6,should be amended to permit all
of the uses permitted in the E2-5zone,
plus the existing manufacturing uses,
rather than listing the uses that are not
permitted.

The maximum gross floor area in an
E2-6 zone should be increased to 0.6
times the lot area.

Section 8.2.3.7, which applies to zone E2-
7,should be deleted.

Section 8.2.3.101, which applies to

zone E2-101, should be amended to
remove the following from the list
of permitted uses: manufacturing

facility; warehouse/distribution facility;
wholesaling facility. With expansion

of the zone to include the second hotel,
the regulation stating that all lands
zoned E2-101 shall be considered one lot
should be deleted.

The definition of “Science and
Technology Facility” should be
amended as follows: Science and
Technology Facility means a building,
structure or part thereof used for one
or more of the following: scientific
and technological research and
development,including laboratories,
pilot plants and prototype production
facilities; computer and information
technology development,including
hardware and software; data processing

services; engineering services.
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5.3 Development
Review

Applications for new development in
Sheridan Park received by the City prior to
the approval of Official Plan and Zoning By-
law amendments should have regard for
this plan. All future applications for office
uses that increase the density of a site
above 0.4 FSI should include transportation
impact and servicing studies that show
there is infrastructure capacity for the
development,in addition to other studies
the City may require,

To help ensure new development respects
the policies and guidelines for the Parkand
enhances its character, proposals for new
buildings and major landscape initiatives
should be subject to the City's Urban
Design Advisory Panel process.

62 DHAFT Sheridan Park Land Use Master Plan

5.4 Transportation
and Streetscape
Improvements

While the Land Use Master Plan for
Sheridan Park focuses on lands intended
for development, attracting more
employment will be aided by incremental
improvements to the roads and open
spaces in the Park. The completion of
Sheridan Park Drive should be in the City's
S-year Capital Plan. This link will complete
the collector road network in the area for
the benefit of the Park and surrounding
residential and commercial areas.

The preparation of a Streetscape Master
Plan for the public realm should be
initiated by the City, potentially in
partnership with the Sheridan Park
Association. The Plan should address the
following at a minimum:

= The costs and benefits of managing
the Greenbelt areas identified in the
Land Use Master Plan asa park or

conservation area that includes trails,
other amenities and potentially a
stormwater management facility that

hellps control downstream flooding
and/or improve water quality.

Streetscape improvements, including
trees, other vegetation, furnishings and
signage, along the roads in the Park.

The design for a pathway on the north
side of North Sheridan Way and along
Hadwen Road.

Landscaping plan and associated
implementation strategy for the
Flavelle Boulevard median that
includes pathways and enhanced
vecetation.
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5.5 Headwaters and
Natural Areas Strategy

Given the presence of the Sheridan Creek
headwaters and associated significant
natural features in the Park, the City

should continue to work with Credit Valley
Conservation and Peel Region on a strategy
to ensure protection of the significant
features, improve stormwater management
in the larger watershed and manage public
access. The strategy should anticipate the
completion of Sheridan Park Drive on the
south side of the hydro corridor and provide
guidance on how the road can be sensitively
designed. Future plans for the area should
also include a well-designed trail network
with easy access for employees in the Park
and neighbouring residents. Since the open
space in the middle of Flavelle Boulevard

is publicly accessible and also contains a
drainage channel, it should be included in
the strategy.

5.6 Promoting
Sheridan Park

Updated Misssissauga Official Plan

(MOP) policies, zoning regulationsand a
streetscape plan likely will not be enough on
their own to grow and rejuvenate Sheridan
Park as a science and technology hub. The
City should also work with the Sheridan
Park Association (SPA), the Research,
Innovation, Commercialization (RIC) Centre,
and individual landowners and employers
within the Park on strategies to attract

new businesses. Individual and collective
actions should include the following:

» Working with research universities to
establish more links with employers and
potentially a research facility in the Park;

» Establishing a Sheridan Park web site
that promotes the Park and includes
essential information needed to help
a prospective tenant or developer
understand the opportunities to locate
in the parlg;

# Scheduling lectures, conferences and
other events in the Park that promote its
best qualities.

In addition, the recommended strategies
in the 2011 Action Plan for Innovation and
2010 Building on Success reports should be
pursued to continue nurturing innovation
in the City and attracting innovative
businesses.

As evidenced by other successful science
and technology parks, a significant
university presence in the Park could have
the strongest catalytic effect on the further
development of research and development
uses. Attracting a university would require
a concerted effort by the City to not only
promote the Park's assets to individual
institutions but also make available land
and/'or a building for a university research
facility at little or no cost.
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5.7 Monitoring the Plan

Once the City has updated MOP policies
and the Zoning By-law for Sheridan
Park,and initiated some of the other
recommended actions above, it should
monitor the results on an annual

basis, specifically building permit and
development application activity, vacancies
and employment growth. The annual
Employment Survey will be a useful tool

in this regard. If there are not significant
positive changes within a reasonable
timeframe, then the City should explore
other strategies aimed at stimulating
development. These might include further
amendments to the Official Plan and
Zoning By-law that provide additional land
use flexibility. A Community Improvement
Plan (CIP) with financial incentives for
developing and improving sites should also
be considered.

&4 DRAFT Sheridan Park Land Use Master Plan

Previous studies have identified the
opportunity to use a CiP to stimulate
private investment in Sheridan Park.
Implementation of a CIP would require a
study to identify the financial incentives
expected to be most effective. Asnoted
in the 2010 "Assessing Planning Tools for
Mississauga” Report, CIPs also require

a commitment of public funds to the
incentive programs and resourcesto
administer and promote them. Before
committing funds for incentives, it is
recommended that the Land Use Master
Plan be fully implemented and the City
commit more resources to helping promaote
the Park and improving its public realm.
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Clerk’s Files

Originator’s CD.04-DUN

Report

DATE: January 13, 2015

TO: Chair and Members of Planning and Development Committee
Meeting Date: February 2, 2015

FROM: Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT: Dundas Connects — The Dundas Corridor Master Plan

RECOMMENDATION: That the report titled ‘Dundas Connects — The Dundas Corridor
Master Plan’, dated January 13, 2015, from the Commissioner of
Planning and Building, be received.

BACKGROUND: Mississauga Official Plan (MOP) identifies Dundas Street as an

Intensification Corridor and conceptually identifies a Community
Node along Dundas Street East in the vicinity of Dixie Road. Dundas
Street is also identified as a Higher Order Transit Corridor and, west
of Confederation Parkway, as a Primary On-Road / Boulevard Cycling
Route. The land use designation of properties fronting the Dundas
Corridor predominantly include Mixed Use, Greenbelt, Business
Employment and various densities of Residential.

In 2010, Metrolinx released its Dundas Rapid Transit Benefits Case.
The document assessed a variety of scenarios for rapid transit along
Dundas Street from Kipling subway station to Highway 407,
concluding bus rapid transit (BRT) along the route would generate the
best returns to transit users and funding agencies, as well as support
environmental, social and economic aims. Accordingly, a Dundas
BRT was included as part of Metrolinx’s priority projects.
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COMMENTS:

The master plan titled ‘Dundas Connects’ applies to the subject lands
generally illustrated in Map 1 (Attachment 1), and will:

e Test several rapid transit scenarios for the Dundas Corridor, and
recommend the transit mode that meets anticipated demand and
unlocks growth and development potential;

e Identify appropriate changes to land use along the Dundas
Corridor that support intensification and transit-supportive
development, including access control and adjustments to the
adjoining road network;

e Identify the location and boundaries of the Dixie-Dundas
Community Node; ,

e  Update the boundaries of the Provincial Special Policy Areas (i.e.
flood prone areas), and identify mitigation measures as necessary
to support intensification and higher-order transit;

e Estimate the cost to implement the study’s rapid transit proposals,
and recommend, if any, innovative financing tools necessary to
facilitate implementation; and

e Be conducted in a manner that conforms to the requirements of
Stages 1 and 2 of the Municipal Class Environmental Assessment
approval process.

An innovative public engagement program will be launched in support
of the planning process. The program will focus both on digital
engagement and traditional approaches.

The expected project timeline is as follows.

e  Prepare and finalize procurement materials — Spring 2015;

e Retain consultant — Spring through Fall 2015;

e  Undertake study for 18 to 24 months, concluding between Winter
and Summer 2017; and

e  Bring final plan forward to Council for approval, Fall 2017.

Notwithstanding this timeline, the planning process will ensure areas
within the study boundary currently experiencing development
pressures be prioritized. Moreover, as study components are
completed, and key project milestones reached, this information will
be tabled for Council’s information and consideration.
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STRATEGIC PLAN:

FINANCIAL IMPACT:

CONCLUSION:

ATTACHMENTS:

The Dundas Connects study will advance the Move: Developing a

Transit-Oriented City and Connect: Completing our Neighbourhoods

pillars. Relevant actions include:

e Action 5 — Provide alternatives to the automobile along major
corridors;

e Action 18 — Require development standards for mixed-use
development to support transit; and

e Action 19 — Accelerate the creation of higher-order transit
infrastructure.

The study will be funded by Metrolinx.

The City is developing a master plan for the Dundas Corridor. The
plan will make evidence-based recommendations for higher-order
transit along the Dundas Corridor, as well as for land use changes to
support intensification and transit-supportive development. Areas
currently experiencing development pressure will be prioritized. The
plan will also settle the boundaries of the Dixie-Dundas Community
Node; update the boundaries of the Provincial Special Policy Areas
(i.e., flood prone areas) along Dundas Street East; and make
recommendations as necessary for mitigation of flood danger. The
final master plan will be brought to Council for approval in late 2017,
with interim reporting throughout the process.

Appendix 1: Map — Dundas Street Corridor Study Area

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Andrew Miller, Strategic Leader, Dundas Corridor
Policy Planning Division
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Dundas Street Corridor Study Area

Appendix 1
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