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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

1. CALL TO ORDER

2. DECLARATION OF CONFLICT OF INTEREST

3. MINUTES OF PREVIOUS MEETING - June 13, 2016

4. MATTERS TO BE CONSIDERED

41. Sign Variance Application 16-00319 (Ward 5) - Sign By-law 0054-2002, as amended
4.2 RECOMMENDATION REPORT (All Wards)

Proposed amendments to Mississauga Official Plan policies, respecting updted noise
and railway proximity guidelines - Report on Comments
File: CD.01-MIS

4.3. INFORMATION REPORT (Ward 5,6 and 11)
Proposed Amendments to Aircraft Noise Policies in Mississauga Official Plan
File: EC.07-AIR

4.4. INFORMATION REPORT (All Wards)
Affordable Housing Program: Public Land for Housing First
File: CD.06.AFF

4.5. INFORMATION REPORT
Affordable Housing Program: Rental Housing, Opportunities
File: CD.06.AFF

4.6. INFORMATION REPORT
Amended Boulevard Treatment Expansion for Rights-of-Ways within areas of the City of
Mississauga
File: CD.03.STE
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4.7. Execution of Development Agreement as a Condition of Consent at 3160 Derry Road
East, south side of Derry Road East, west of Professional Court
Owner: Magellan Aerospace Limited
File: B21/15 (Ward 5)

S. ADJOURNMENT
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Corporate Report MISSISSauGa

Date: 2016/06/07 Originator’s files:
BL.03-SIG (2016)

To: Chair and Members of Planning and Development

Committee
From: Ezio Savini, P. Eng, Chief Building Official Meeting date:
2016/06/27
Subject

Sign Variance Application 16-00319 (Ward 5) - Sign By-law 0054-2002, as amended

Recommendation
That the following Sign Variance not be granted:

a) Sign Variance Application 16-00319
Ward 5
Campus of Lambton Community College
121 Brunel Rd.

To permit the following:

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

Background

The applicant has requested a variance to the Sign By-law to permit the installation of a fascia
sign on the second storey of the south elevation. The Planning and Building Department staff
has reviewed the application and cannot support the request. As outlined in Sign By-law 0054-
2002, the applicant has requested the variance decision be appealed to the Planning and
Development Committee.

Comments

The property is located on the north side of Brunel Rd., east of Whittle Rd. The applicant is
proposing the installation of a fascia sign on the second storey of the building whereas Sign By-
law 0054-2002, as amended, prohibits fascia signs above the first storey.

Although there is an existing fascia sign on the first storey of the building, there is sufficient
space to accommodate a second fascia sign on the first storey, within the provisions of the Sign
By-law. Planning and Building staff has requested the applicant locate the proposed sign on the
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Originators files: BL.03-SIG (2016)

first storey adjacent to the existing sign to create a consistent sign band on the first storey.
Approving signage on the second storey would set an undesirable precedent in the area and
deviate from the general intent of the Sign By-law. As a result, the variance request cannot be
approved.

The applicant has found the request to locate the fascia sign on the first storey unacceptable
and has requested the variance decision be appealed to the Planning and Building Committee.

The applicant has also made reference to the existence of a second storey fascia sign on the
adjacent property, 111 Brunel Rd. As a result of an investigation of the property, a Notice of
Contravention has been issued to the business and property owner to remove the sign for non-
compliance with the Sign By-law.

Financial Impact
None.

Conclusion
Allowing the requested variances would set an undesirable precedent for sign displays above
the first storey of a building and deviate from the intent of the Sign By-law.

Attachments

Appendix 1: Location and elevations of the proposed fascia sign.

Ezio Savini, P. Eng, Chief Building Official

Prepared by: Darren Bryan, Supervisor Sign Unit



APPENDIX §

SIGN VARIANCE APPLICATION REPORT
Planning and Building Department

June 13, 2016
FILE: 16-00319

RE: Campus of Lambton Community College
121 Brunel Road - Ward 5

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

Section 17(3) Proposed
A fascia sign shall be erected no higher than the | One (1) fascia sign erected on the second
upper limit of the first storey of a building. storey of a building.

COMMENTS:

The applicant has proposed a facia sign on the second [loor of the building at the above-noted
address which is not permitted in the Sign By-law. Although therc is an existing fascia sign on
the first storey of the building, there is sufficient space to accommodate a second fascia sign on
the first storey, within the provisions of the Sign By-law. We have asked the applicant to
consider this option and they have refused to do so. We are therefore recommending that the
application be refused.

The applicant has noted the existence of a second storey fascia sign on the adjacent property to
the west, located at 111 Brune! Road. We have investigated and confirmed that the second storey
fascia sign was installed without a permit.

KAphdivisiortdhNWEP DA TAPDC-Signs\ 2016 PDC Sign\16-003 19001 - REPORT-ECrevsd.doc.mb
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Darren Bryan

From: Shan Muralee <pfinfo@bellnet.ca>

Sernit: 2016/05/28 1:47 PM

To: Darren Bryan

Subject: Fw: SGNBLD 16-319 - Appeal to meet the committee
Importance: High

Mr. Darren Bryan

Supervisor, Sign Unit

Planning and Building Department
City of Mississuaga

Dear Mr. Bryan

As per our conversation, we wouldl like 1o make an appeal reagarding one of our sign to be piaced on the second storey
of the building.

We have applied for a minor variance 1o put ene of our sign on the seccnd storey.
We would like 1o meet the committee to explain the need of the sign on second floor, earliest possible.

Thank you for considering our appeal.

Regards
Thank you

Please contirm the receipt of this email.

Shan Muralee
Accountant / FAA

Queen's College of Business, Technology & Public Safety
4646 Dufferin St, Unit2 TORONTO ON M3H 554
Tel: {(416) 480- 1545 Fax: {416} 480 - 0772

E-mail: pficfo@belinet.ca




- ~
A0

41-5 (

POLICE FOUNDATIONS DEPARTMENT

of QUEEN'S COLLEGE OF BUSINESS, TECHNOLOGY & PIBJ__IC SAFETY
4646 Dufferin Street, Unit 2, Toronto, Ontario M3H 534

TEL: (416) 480-1545 - 1-866-5-POLICE * FAX: (416) 480-0772 - E-mail: pfinfo@belinet.ca
Website: www.queenscollege.ca

City of Mississauga April 14, 2016
Planning and Building Department, Sign Unit

300 City Centre Drive

MISSISSAUGA ON L5B 3C1

Dear Sir/Madam

Application for Minor Variance on a Fascia Sign — SGNBLD 16-319
We are requesting a minor variance review on our sign application as one of the two signs goes above the
first floor. As per by Law it is not permitted. As we have two different signs and each sign should have the

same effect on. We are Going to be a Campus of Lambton Community College, and we are a private
career college ourselves.

Please review our variance application and give us permission to display the signs. We are giving all the
permission to go and check the site if needed.

If you have any questions, please contact us.

The variance application will be submitted by our Accountant — Mr. Shan Muraleethaaran . we giving him
full authority to act as our agent.

Thank you

Regards

Jennifer Zhahg

Director

Queen's College of Business, Technology & Public Safety
4646 Dufferin Street, Unit 2, Toronto

ON. M3H 584

Phone: 416-480-1545 Fax: 416-480-0772
www.policefoundations.org

www.queenscollege.ca

|1 i
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City of Mississauga M

Corporate Report MISSISSauGa

Date: 2016/06/07 Originator’s files:
CD.01-MIS
To: Chair and Members of Planning and Development
Committee
From: Edward R. Sajecki, Commissioner of Planning and Meeting date:
Building 2016/06/27
Subject

Recommendation Report (All Wards)

Proposed amendments to Mississauga Official Plan policies, respecting updated noise
and railway proximity guidelines - Report on Comments

File: CD.01-MIS

Recommendation

That the amendments to Mississauga Official Plan proposed in the report titled “Proposed
amendments to Mississauga Official Plan policies, respecting updated noise and railway
proximity guidelines — Report on Comments”, dated June 7, 2016, from the Commissioner of
Planning and Building, be approved.

Background

On March 21, 2016, a public meeting of the Planning and Development Committee was held to
consider the above noted amendments to Mississauga Official Plan (MOP).

Comments

No member of the public was in attendance at the Planning and Development Committee
meeting to speak to this item. Further, no written comments were received by the Planning and
Building Department. As such, the proposed amendments as outlined in the report dated March
1, 2016 should be approved.

Financial Impact
Not applicable.

Conclusion
There are no changes proposed to the draft MOP policies presented in the report titled
“Proposed amendments to Mississauga Official Plan policies, respecting updated noise and
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Originators files: CD.01-MIS

railway proximity guidelines” dated March 1, 2016, from the Commissioner of Planning and
Building.

Attachments

Appendix 1: Corporate Report titled “Proposed amendments to Mississauga Official Plan
policies, respecting updated noise and railway proximity guidelines® dated March 1,
2016, from the Commissioner of Planning and Building.

.-*; K; .I'If;I
{
Al AN ‘é’fﬁt’{,&a. :

Edward R. Sajecki, Commissioner of Planning and Building

Prepared by: Angela Dietrich, Manager, Policy Planning
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City of Mississauga PDC v 21708 M
Corporate Report MISSISSaUGA

1

Date: March 1, 2016 Originator’s files:
EC.19.ENV
To:  Chair and Members of Planning and Development
Committee
From: Edward R. Sajecki, Commissioner of Planning and Mesting date:
Building
March 21, 2016
Subject

Proposed amendments to Mississauga Official Plan policies, respecting updated noise
and railway proximity guidelines

Recommendation

1. That a public meeting be held to consider the proposed amendments to Mississauga
Official Plan (MOP) contained in the report titled "Proposed amendments to Mississauga
Official Plan policies, respecting updated noise and railway proximity guidelines” dated
March 1, 2016, from the Commissioner of Planning and Building.

2. That 142-148 Queen Streat South be classified as a Class 4 area in accordancéwith the
Environmental Noise Guideline, NPC-300.

Report Highlights

e Amendments are required to update MOP policy to align with two updated guidelines
released in 2013; “Environmental Noise Guideline: Stationary and Transportation Sources
— Approval and Planning, Publication NPC-300" (NPC-300); and "Guidefines for New
Development in Proximily to Railway Operations”,

¢ The new Class 4 area classification in NPC-300 has less stringent noise level limits for
proposed new development in proximity to existing stationary noise sources; and

e The use of the Class 4 area classification is recommended for 142-148 Queen Street
South under the discretion given to municipalities to do so under NPC-300.

Background

Mississauga Official Plan (MOP) includes policies pertaining fo stationary and transportation
noise sources and noise mitigation through site and building design, as well as rail safety
setbacks. These policies are directly impacted by two new guidelines released in 2013:

1.  The Ministry of the Environment and Climate Change (MOECC) released the
"Environmental Noise Guideline: Stationary and Transportation Sources — Approval and
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Originators fites: File names

Planning, Publication NPC-300" (NPC-300)", consolidating and replacing four separate
noise-related guidelinesz; and

2. The Federation of Canadian Municipalities (FCM) and Railway Association of Canada
(RAC) released the “Guidelines for New Development in Proximity to Raifway Operations”
(Railway Proximity Guidelines). The new guidelines replace and build on the FCM/RAC
Proximity Guidelines and Best Practices Report (2004).

NPC-300 Class 4 Area

Of greatest interest is the MOECC's introduction of a new noise classification area (Class 4) in
NPC-300, in relation to stationary noise sources. The use of Class 4 enables development of
noise sensitive land uses {e.g. residential) in areas that would otherwise not be developable due
to existing stationary noise sources, thereby potentially aiding in municipal intensification efforts.

The intent of the Class 4 classificationis principally to protect establis hed industries from
development encroachment that would impact their future viability and ability to operate under
their Environmental Compliance Approvat {(ECA) certificate. However, this intent does not
preclude the use of Class 4 in areas with other stationary noise sources (e.g. rooftop equipment

on a commercial building).

Stationary noise sources include facilities such as commercial and industrial facilities,
warehousing and truck terminal facilities and works yards. Stationary sources are usually
comprised of many sources of sound from various activities and equipment such as heating,
ventilation and air conditioning (HVAC) equipment, fans and blowers, boilers and furnaces,
routine loading and unloading activity and on-site movement of trucks and trailers.

The development of noise sensitive uses near stationary noise sources was precluded or
extremely difficult to put into effect under the previous guidelines with only the below three area
classifications:

¢ Class 1 (urban area) generally refers to “urban hum”, where an acoustical environment
is dominated by activities of people, usually road traffic;

¢ Class 2 (suburban area) is the same as Class 1 but has lower evening and night
background sound; and

» Class 3 (rural area) refers to areas dominated by natural sounds and having little to no
road traffic.

NPC-300 retains these three noise classifications and introduces the Class 4 classification, as
defined in Appendix 1. '

Compared to noise limits in a Class 1 area, Class 4 limits allow for higher noise levels - 5 dBA
higher in outdoor areas and 10 dBA higher at window panes (plane of window). Mesting the
Class 4 stationary sound level limits are based on the assumption of closed windows,
necessitating a ventilation system (e.g. central air conditioning) at the noise sensitive receptor
location. The previous MOECC guidelines did not recognize closed windows and a ventilation

; "NPC" is the acrenym for Noise Pollution Control.

Publication LU-131 — Noise Assessment Criteria in Land Use Planning. October 1997; Noise
Assessment Criteria in Land Use Planning: Requirements, Procedures and Implementation. October
1997; Publication NPC-205 - Sound Level Limits for Stationary Sources in Class 1 and 2 Areas (Urban).
October 1995; Publication NPC-232 — Sound Level Limits for Stationary Sources in Class 3 Areas
(Rural). October 1995,
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system as an acceptable means of mitigation for stationary noise exceedances, regardless of
the classification.

Comments

Although ambient noise levels are part of living in an urban environment, excessive noise levels
can adversely impact quality of life and, in extreme circumstances, public health. The most
common source of noise complaints in Mississauga is from aircraft and motorized vehicles on
highways and local roadways. Rail and industrial activities are also a source of noise in the city.

As the city continues to develop and intensify, particularly with mixed uses, noise will continue to
be of concern. Special attention must be given to land use compatibility and the incorporation of

noise attenuation methods.

MOP noise-related policies discourage sound barriers and encourage mitigation at the sound
source. Where sound cannot be mitigated at its source, noise abatement measures such as
appropriate site planning, spatial separation, and building design techniques are preferred,
wherever possible.

This report proposes MOP policy amendments and new MOP policy that is mindful of the City’s
noise context and noise mitigation approach. The purpose of this report is twofold:

e {o address the Class 4 area classification and recommend a related MOP policy; and

« to identify minor amendments required to the MOP policy to align with the new
regulations identified above.

Potential Use of Class 4 in Mésissauqa

The use of the Class 4 area classification may enable development of noise sensitive land uses
(e.g. residential) in transition areas where the City wants redevelopment to occur, such as in
Intensification Areas. It is not expected that there will be a significant need to use Class 4,
particularly since Intensification Areas that allow for residential uses are mostly separated from
Business Employment and Industrial designated areas where stationary noise sources would
more typically be found. However, there may be circumstances where older development in
Intensification Areas may have noise that is difficult to mitigate and the use of Class 4 may be
an appropriate solution, recognizing that the noise source may eventually be eliminated through
redevelopment. It should be noted, that existing noise sensitive uses cannot be made Class 4,

unless replaced, redeveloped or rebuilt.

New Policy — Class 4 Area

NPC-300 delegates authority for the use of the Class 4 area classification fo the municipality.
With noise policies in MOP that reference the applicable Provincial Government environmental
noise guideline, the City has the authority to use the Class 4 classification now, without the
requirement for new, implementing MOP policy. Similar to the Class 1,2 and 3 area
classifications, the use of Class 4 would be determined through the development review
process and the development agreement would reference the Class 4 classification.

However, allowing for sensitive land uses in proximity to existing stationary noise sources
should be approached cautiously and used only in exceptional circumstances. Applicants
should make every effort to mitigate noise before a Class 4 classification would be considered.
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Staff recommend a new MOP policy to provide clarity and transparency regarding the use of the
Class 4 classification, the conditions for considering the use of Class 4 and the need for Council

approval, as outlined in Appendix 2 (Policy 6.10.1.6).

In the interim, staff will consider Class 4 requests on a case-by-case basis and with the
requirement of Council approval.

142-148 Queen Street South

Staff were in the process of reviewing the use of the Class 4 when a request to be classified as
Class 4 was received from the property owner of 142-148 Queen Street South, who is seeking
to develop a three-storey mixed-used building on the property. Through the review of the Site
Pian Application (file SP 13/026 W11), it was found that a rooftop mechanical unit on the
adjacent plaza at 136 Queen Street South created a noise source that exceeds the criteria. Staff
have reviewed on-site and at-source mitigation options and concluded that these were not
acceptable or desirable. In this instance, a Class 4 classification would be appropriate as the
proposed development is consistent with MOP. It is recommended that the property be
classified as Class 4 under the discretion given to municipalities to do so under NPC-300 and
that appropriate advisory clauses be registered on title,

Other Amendments

The existing MOP policies and figures need to be updated to align with NPC-300 and the
Railway Proximity Guidelines. The proposed minor amendments are outlined in Appendix 2 and
figure modifications in Appendix 3. The amendments generally include:

standardized reference to the Provincial Government environmental noise guideline;
terminology updates;

reference to industry best practices;

noise influence area updates for Noise Impact Study requirements near rail lines; and

d railway specific policy.

T & & o @

Future Noise Palicy Amendmenis

Staff are working on policy amendments specific to aircraft noise within the Airport Operating
Area and will bring these forward to Council in the near future.

Strategic Plan

Under the strategic pillars, Connect: Completing Our Neighbourhods and Green: Living Green,
the Strategic Plan identifies the need to develop walkable, connected neighbourhoods and
nurture the health of people and the environment. The use of the current environmental noise
guidelines and railway proximity guidelines helps to protect growing communities from
stationary and transportation noise sources, and provides appropriate development mitigation
measures for safety in proximity to railways.

Financial Impact
Not applicable.
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Conclusion
MOP policies need to be updated to align with the current environmental and railway proximity
guidelines. A public meeting should be held to consider the proposed amendment.

Aftachments
Appendix 1: Noise Classification Areas

Appendix 2: Proposed Mississauga Official Plan Amendments, Chapter 6
Appendix 3: Proposed Mississauga Official Plan Figure Updates, Chapter 6

Ch o

Edward R. Sajecki, Commissioner of Planning and Building

Prepared by: Sharleen Bayovo, Interagency Planner
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APPENDIX 1 — NOISE CLASSIFICATION AREAS

Noise .

Classification = -

| Definition. -

Class 1 area
(urban areas)

Means an area with an acoustical environment typical of a major
population centre, where the background sound leve! is dominated by the
aclivities of people, usually road traffic, often referred to as “urban hum”.

Class 2 area
(suburban areas)

Means an area with an acoustical environment that has qualities
representative of both Class 1 and Class 3 areas:
» Sound levels characteristic of Class 1 during daytime (07:00 to
19:00 or to 23:00 hours); and
* Low evening and night background sound level defined by natural
environment and infrequent human activity starting as early as
18:00 hours (19:00 or 23:00 to 07:00 hours). '

Class 3 area
(rural areas)

Means a rural area with an acoustical environment that is dominated by
natural sounds having little or no road traffic, such as: a small community;
agricultural area; a rural recreational area such as a cottage or a resort
area; or a wilderness area.

Class 4 area
(intensification
areas)

Means an area or specific site that would otherwise by defined as Class 1
or 2 and which:
* Is an area intended for development with new noise sensitive land
use(s) that are not yet built;
« [sin proximity to existing, lawfully established stationary
source(s); and
* Has formal confirmation from the land use planning authority with
the Class 4 area classification which is determined during the land
use planning process.

Additionally, areas with existing noise sensitive land use(s) cannot be
classified as Class 4 areas.

Noise Classification Areas (adapted from Environmental Noise Guideline, Publication NPC-

300)
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APPENDIX 2 - PROPOSED MISSISSAUGA OFFICIAL PLAN AMENDMENTS

*Amendment Key: Deletions are shown as strikeouts; additions are ffalicized and underiined.

Align with new
NPC-300

Environmental
Noise Guideline

That Policy 6.10.1.2 be amended as follows:

industrial, commercial or utility development will not be permitied where the noise
fransmitted to existing or proposed residential areas, or other noise sensitive use, exceeds

the mitigated outdoor and plane of window noise criteria established by the applicable |
Provincial Government environmental noise quideline.

Noise Guideline

6.10.1.3 Align with new | That Policy 6.10.1.3 be amended as follows:
NPC-300
Environmental The sound levels anticipated on the site of a proposed development will be established on
Noise Guideline | the basis of & the predictable worst case noise impact from the stationary source(s) =wearst
2 i . aceeptable-to-the in accordance with the applicable
Provincial Government environmental noise guideline.
6.10.1.4 Align with new That the last sentence of Policy 6.10.1.4 and Policy 6.10.1.5 replace “Ministry of the
6.10.1.5 NPC-300 Environment” with “Provincial Government environmental”, as follows:
T Environmental
Noise Guideline Provincial Government environmental noise guideline.
NEW Align with new That the following Policy be added to Section 6.10.1, Stationary Noise:
NPC-300 ,
6.10.1.6 -
Environmental

6.10.1.6 The use of the Class 4 area classification, as specified in the applicable Provincial
Government environmental nocise quideline_is at the City’s discretion. The introduction of a
Class 4 area will require Council approval.
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a. The use of Class 4 will onlv be considered where it can be demonstrated that:

» the development proposal is for a new noise sensitive land use in proximity fo an
existing_lawfully established stationary noise source;

the development proposal for a new noise sensitive use does not impair the long
term viability and operation of an employment use:

o it is in the strategic interest of the City. furthers the objectives of Mississauqa
Official Plan and supports community building goals: and

» all possible measures of noise atfenuation have been assessed for both the
proposed development site and the stationary noise source, including, but not

limited to,_ building design_and siting options for the proposed new noise sensitive
use;

b. Notwithstanding the above conditions, the use of Class 4 will receive more favourable
consideration if the stationary noise source is a temporary situation and it is expected that
the stationary noise source wilf be removed through future redevelopmeni: and

c.  Mississauga will require that prospective purchasers be notified that the building is
located in a Class 4 area and informed of any agreements as may be required for noise
mitigation. A noise waming clause shall be included in agreements that are registered on

title,_including condominium disclosure statements and decfarations.

Terminology
amendment

That Policy 6.10.3.1 be amended as follows:

Where residential and other land uses sensitive to noise are proposed in close proximity to
Provincial Highways, it may be necessary to mitigate noise impact, in part, by way of
subdivisien building and site design. A-Neisetmpast-An Acoustic Feasibility Study will be
submitted prior to approval in principle of such land uses located within 50 m of arterial and
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major coliector rights-of-way and within 100 m of a Provincial Highway right-of-way, or as
required by the City or Region.

6.10.3.2 Align with new That Policy 6.10.3.2 be amended as follows:
Mﬂmﬂ%ﬂwmzﬁm_ Residential development or development that includes outdoor living areas will not be
Noise Guideline | permitted in locations where the mitigated outdoor noise levels are forecast to exceed limits
specified by the applicable Miristry—of—the—Ervironment Provincial Government
environmental noise guideline by-5-dBA-or-mare. A detailed noise study will be required to
demonstrate that every effort has been made to achieve the sound level eriteria fimits
specified by the applicable Miristy—of—the—Envirerment Provincial _Govemment
environmental noise guideline, for an outdoor living area (55 dBA or less). and-the-neice
in _cases where the required_noise attenuation measures are not feasible for fechnical,
economic, aesthetic or administrative reasons would excess noise above the limit (65 dBA)
be acceptable_with_a warning clause fo prospective purchasers. consistent with the
applicable Provincial Government environmental noise guidefine. In_these situations, any
excess noise above the limit will not be acceptable if it exceeds 5 dBA.
6.10.3.3 Align with new | That the last sentence of Policy 6.10.3.3 replace “Ministry of the Environment® with
NPC-300 “Provincial Government environmental”, as follows:
Environmental
Noise Guideline | ...Ministrofthe-Envirerment Provincial Government environmental noise guideline.
6.10.3.4 Align with new That the first paragraph of Policy 6.10.3.4 be amended as follows:

NPC-300
Environmental
Noise Guideline

Where residential and other land uses sensitive to noise are proposed within 500 m of a
freeway, 250 m of a provincial highway or 100 m from other roads, development
proponents will be required to submit detailed noise studies delineating mitigative noise
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measures required to meet Provincial Government eriteria and Region of Peel noise
guidelines.

€6.10.3.5

Align with new
NPC-300
Environmental
Noise Guideline

That the last sentence of the first paragraph of Policy 6.10.3.5 replace ___<=_._mm5_\ of the
Environment” with “Provincial Government environmental”, as follows:

... Miristr-efthe-Environment Provincial Government environmental noise guideline.

That the last sentence of Policy 6.10.3.5 replace “Ministry of the Environment” with
‘applicable Provincial Government environmental®, as follows:

-..applicable Miristry—of—the—Ervirenment Provincial Government environmental noise

guideline.

6.10:4 Rail Noise, m..&qma\ m.....o. <.E.meo

6.10.4.1

Align with
industry
standards, as
outlined in
“Guidelines for
New
Development in
Proximity to
Railway

.Operations”,

May 2013

Align with new
NPC-300
Environmental
Noise Guideline

That Policy 6.10.4.1 be amended as follows:

Where residential and other land uses sensitive to noise are proposed in close proximity to

rail lines, it may be necessary 8 Bn_@mﬁo noise _vaoﬁ in part c< s_.m< of the mcr@_tﬁ_om
GEE_SQ and site design.

- Residential development or any development

that includes outdoor fiving areas passive—ard-recreational-areas will generally not be
permitted in locations where the mitigated outdoor noise levels are forecast to exceed the

limits specified by the applicable Ministr—of-the—Environment Provincial 3l _Govermment
environmental noise guideline-by-five-dBA-or-rrere. A detailed noise study will be required
to demonstrate that every effort has been made to achieve the eutdesrsound level critedia

limits specified by the applicable Ministry—of-the—Enviconment Provincial Govemment

environmental noise guideline, for an outdoor living area (55 dBA or less). and-the—roise

- Only in_cases where the required noise
aftenuation measures are not feasible for technical. economic, aesthetic or administrative
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reasons would excess noise above the fimit (55 dBA) be acceptable, with a waming clause
fo prospective purchasers, consistent with the applicable Provincial Govermnment
environmental noise quideline. In these sffuations. any excess noise above the limit will not
be accepfable if it exceeds 5 dBA.

6.10.4.2 Align with new That the last sentence of Policy 6.10.4.2 replace “Ministry of the Environment” with
NPC-300 “Provincial Government environmental”, as follows:
Environmental
Noise Guideline | ...Ministry-ofthe-Envirerment Provincial Government environmental noise guideline.
6.104.3 Align with That Policy 6.10.4.3 be amended as follows:
indust
w.ﬁm:amqwam_ a5 Mississauga will require that the owner/developer engage a qualified noise consultant to
outlined in undertake an analysis of noise and vibration and recommend abatement measures as
“Guidelines for | necessary to meet Provincial and Region of Peel Guidelines, industry best practices and
Mmi_ ) the requirements of the applicable rail company, to the satisfaction of the City, where
_uqm%vm%_mqm ntin sensitive land uses and other noise or vibration sensitive development that includes
Railway sleeping quarters, reading rooms and offices, are proposed within:
Operations”, « 1000 m of a Freight Rail Yard for noise:;
May 2013 . . - .
« 500 300 m of a Principal Main Rail Line for noise;
« 250 m of a Secondary Main Line for noise;
« 150 m of a Principal Branch Line for noise;
o 75 m of a Secondary Branch Line for noise;
« 75 m of a Spur Line for noise; and
« 75 m of a rail yard and all rail lines for vibration.
6.10.4.4 Align with new

NPC-300
Environmental

That the last sentence of each paragraph of Policy 6.10.4.4 be amended to replace
“Ministry of the Environment” with “Provincial Government environmental”, as follows:

...applicable Ministry—of—the—Envirerrment Provincial Govemment environmental noise

5
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Noise Guideline

guideline,

6.10.4.6

Align with
industry
standards, as
outlined in
“Guidelines for
New
Development in
Proximity to
Railway
Operations”,
May 2013

That Policy 6.10.4.6 be amended as follows:

Development applications for dwellings, significant additions thereto and places of public
assembly, will incorporate an appropriate safety setback as determined—by—the-Gity—in

i f i i - necessary fo _meet industry best
practices and the requirements of the applicable rail company, fo the satisfaction of the
City, which takes into account berms safely bariers (e.g. berms, walls}, topography,
intervening structures and the surrounding pattern of development.

'Chapter 9 — Build A Desirable Urban F

orm

NEW

Align with
industry
standards, as
outlined in
“Guidelines for
New
Development in
Proximity to
Railway
Operations”,
May 2013

That the following Policy be added to Section 9.5.1 Context:
» Proposed development should respect railway operations and lines by way of building
and site design and implementation of development mitigation measures as required.

Chapter 19 - _Eu_m_i.m:ﬂ_,\_n.ﬁl”._M,__ :

19.4.5

Terminology
amendment and
addition

That bullet number 22, under Policy 19.4.5, be amended as follows:

19.4.5 Some or all of the following studies, reports and/or documents may be required as
part of a complete application submission for an official plan amendment, rezoning, draft
plan of subdivision or condominium or consent application...




42-15

49-13

Acoustical Feasibility Study (for stationary, road, rail and/or airport noise sources)

That a new bullet following bullet number 22, be added as follows:

Noise Impact Study (for stationary, road. rail and/or airport noise sources)
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APPENDIX 3

APPENDIX 3 - PROPOSED MISSISSAUGA OFFICIAL PLAN FIGURE UPDATES

Chapter 6 - Value the Enwronment Section 6.10 Noise.

That Figure 8-20 be replaced with the following four Figures:

Outdoors and Plane of Window Sound Level Limits — Stationary Sources,
Steady and Varying Sound

Outdoor Points of Reception

Exclusmn Limit Values of One Hour Equlvalent Sound Level (Leq, dBA)

Time of Day Class 1 Area Class 2 Area Class 3 Area Class 4 Area
07:00 — 19:00 50 50 45 55
19:00 - 23:00 50 45 40 55

o : Exclusnon L|m|t Values of One Hour Equlvalent Sound Level (Leq, dBA)
IS Plane of Window of NoIse Sensmve Spaces

Class 3 Area

Time of Day Class 1 Area Class 2 Area Class 4 Area
| 07:00 ~ 19:00 50 50 45 60
19:00—- 23:00 50 50 40 60
23:00-07:00 45 45 40 55

* Leg— The A-weighted sound level of a steady sound carrying the same total energy in

the specified time period as the observed fluctuating sound.
** dBA — The A-weighted sound pressure level. Noise measured in decibels weighted to
express loudness as perceived by human hearing.

Figure 6-20: Outdoors and Plane of Window Sound Leve! Limits — Stationary Sources, Steady

and Varying Sound (adapted from Environmental Noise Guideline, Publication NPC-300)
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Outdoors Sound Level Limits — Stationary Sources, Impulsive Sound
Exclusmn Limlt Values for lmpulsive Sound Level (L._M, dBAI) ¥
utdoor Points _Receptu)n S
Time of Day Actual Class 1 Class 2 Class 3 Class 4
Number of Area Area Area Area
Imputses in
Period of
One-Hour
07.00 - 9 or more 50 50 45 55
23.00
7to08 55 55 50 60
5to6 60 60 55 65
4 65 65 60 70
3 70 70 65 75
2 75 75 70 80
1 80 80 75 85
* L, m— Logarithmic Mean Impulse Sound Level
dBAI — The A-weighted sound pressure level of an impulsive sound measured with a
sound level meter set to “impulse” response.

Figure 6-XX: Outdoors Sound Level Limits — Stationary Sources, Impulsive Sound (adapted

from Environmental Noise Guideline, Publication NPC-300)
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APPENDIX 3

Plane of Window Sound Level Limits — Stationary Sources, Impulsive Sound

Exclusion Limit Values for Inipuisive Sound Lavel (Lu, dBA)
. Plane of Window — Noise Sensitive Spaces (Day/Night} -~

Actual Number
of Impulses in
Period of One-

Class 1 Area

(0700-23:00)/
(23:00-07:00)

Class 2 Area

(0700-23:00)/
(23:00-07:00)

Class 3 Area

(07:00-19:00)/
(19:00-0:700)

Class 4 Area

(0700-23:00)/
(23:00-07:00)

Hour
9 or more 50/45 50/45 45/40 60/55
7t08 55/50 55/50 50/45 65/60
5to6 60/55 60/55 55/50 70/65
4 65/60 65/60 60/55 7570
3 70/65 70/85 65/60 80/75
2 75170 75170 70/65 85/80
1 80/75 80/75 75/70 90/85

* Liw— Logarithmic Mean Impulse Sound Level

dBAl — The A-weighted sound pressufe level of an impulsive sound measured with a
sound level meter set to “impulse” response.

Figure 6-XX: Plane of Window Sound Level Limits — Stationary Sources, Impulsive Sound
(adapted from Environmental Noise Guideline, Publication NPC-300)
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APPENDIX 3

Noise
Classification

Definition

Class 1 area
(urban areas)

Means an area with an acoustical environment typical of a major
population centre, where the background sound level is dominated
by the activities of people, usually road traffic, often referred to as
“urban hum”,

Class 2 area
(suburban areas)

Means an area with an acoustical environment that has qualities
representative of both Class 1 and Class 3 areas:
« Sound levels characteristic of Class 1 during daytime (07:00
to 19:00 or to 23:00 hours); and
» Low evening and night background sound level defined by
natural environment and infrequent human activity starting as
early as 19:00 hours (198:00 or 23:00 to 07:00 hours).

Class 3 area
(rural areas)

Means a rural area with an acoustical environment that is dominated
by natural sounds having little or no road traffic, such as: a small
community; agricultural area; a rural recreational area such as a
cottage or a resort area; or a wilderness area.

Class 4 area
(intensification
areas)

Means an area or specific site that would otherwise by defined as
Class 1 or2 and which:
» s an area intended for development with new noise sensitive
land use(s) that are not yet built;
« Is in proximity to existing, lawfully established stationary
source(s); and
¢ Has formal confirmation from the land use planning authority
with the Class 4 area classification which is determined
during the land use planning process.

Additionally, areas with existing noise sensitive land use(s) cannot
be classified as Class 4 areas.

Figure 6-XX: Noise Classification Areas (adapted from Environmental Noise Guideline,
Publication NPC-300}
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That Figure 6-23 be replaced with the following Figure:
Outdoor and Indoor Sound Level Limits ~ Road and Rall
Type of Space Time Perlod Equivalent Sound Level
Leq * (Time Period) {dBA) **
Road Rail

Outdoor Living Areas (OLA) 0700 — 23:00, 16 hours 55 55
Living/dining, den areas of 0700 - 23:00, 16 hours 45 40
residences, hospitals, nursing
homes, schools, daycare centres,
aefc.
Living/dining, den areas of 23:00 - 7:00, 8 hours 45 40
residences, hospitals, nursing
homes, etc. (except schools or
daycares})
Sleeping quarters 0700 — 23:00, 16 hours 45 40

23:00 - 7:00, 8 hours 40 35
Sleeping quarters of hotels/motels | 23:00 — 7:00, 8 hours 45 40
Sleeping quarters of residences, 23:00- 7:00, 8 hours 40 35
hospitals, nursing/retirement
homes, efc.
General offices, reception areas, 0700 — 23:00, 16 hours 50 45
retail stores, ete.
Nursing/retirement homes, 0700 - 23:00, 16 hours 45 40
theaires, places of religious
assembly, libraries
Individuat or semi-pri_vate offices, 0700 - 23:00, 16 hours 45 40
conferences rooms, reading
rooms, ete.
*Leg— The A-weighted sound level of a steady sound carrying the same total energy in the specified fime

perlod as the observed fluciuating sound,
** dBA - The A-weighted sound pressura level. Noise measured in decibels weighled to express loudness as
perceived by human hearing.

Figure 6-23: Outdoor and Indoor Sound Leve! Limits — Road and Rail (adapted from
Environmental Noise Guideline, Publication NPC-300)
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City of Mississauga M

Corporate Report MISSISSauGa

Date: 2016/06/06 Originator’s files:
EC.07-AR
To: Chair and Members of Planning and Development
Committee
From: Edward R. Sajecki, Commissioner of Planning and Meeting date:
Building 2016/06/27
Subject

INFORMATION REPORT (Ward 5, 6, 11)
Proposed Amendments to Aircraft Noise Policies in Mississauga Official Plan
File: EC.07-AIR

Recommendation

1. That a public meeting be held to consider the proposed amendments to Mississauga Official
Plan contained in the report titled “Proposed Amendments to Aircraft Noise Policies in
Mississauga Official Plan” dated June 6, 2016, from the Commissioner of Planning and
Building.

2. That the report titled “Proposed Amendments to Aircraft Noise Policies in Mississauga
Official Plan” dated June 6, 2016, from the Commissioner of Planning and Building, be
circulated to the Region of Peel and the Greater Toronto Airports Authority.

Background

Mississauga Official Plan (MOP) has policies pertaining to aircraft noise that set out the
restrictions on development within the areas subject to high levels of aircraft noise. These areas
are within the Toronto — Lester B. Pearson International “Airport Operating Area” (AOA), as
shown on Appendix 1, and include all or parts of these Character Areas:

e Malton Community Node and Neighbourhood;

e Meadowvale Village and East Credit Neighbourhoods;
e (Gateway and Airport Corporate Centres; and

e Gateway and Northeast Employment Areas.
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Originators file: EC.07-AIR

The AOA captures all areas above the 30 noise exposure projection (NEP)/noise exposure
forecast (NEF) composite noise contour. These areas are subject to higher noise levels due to
their proximity to the airport operations and runways. The NEP/NEF composite noise contours
are shown in Appendix 2.

The 2014 Provincial Policy Statement, the Region of Peel Official Plan (ROP) and MOP all
restrict the development, redevelopment and infill of new residential and other sensitive land
uses in the AOA. Limited redevelopment and infill is permitted for lands below the 35 NEP/NEF
composite noise contour and only existing development is permitted above this noise contour.
Appendix 3 summaries land use permissions in the AOA.

The recent local area planning process for Malton (MyMalton) has brought the restrictive nature
of the aircraft noise policies into question as they are stifling community revitalization
opportunities in Malton. That the aircraft noise policies are overly restrictive to development in
Malton, was confirmed by a recent environmental noise study conducted in Malton in areas
between the 30 and 40 NEP/NEF composite noise contour lines. That study found aircraft noise
levels were less than what is reflected by the noise contours.

Outdated policies also exist for the lands within the Meadowvale Village and East Credit
Neighbourhoods located in the AOA and identified as “Exempt Area”. The policy refers to
applications that may be processed for approval if filed prior to February 1, 1997, a time of
greenfield development and subdivision applications. These lands are now fully developed.

Comments

Mississauga is a mature municipality and all future development will consist of redevelopment
and infill (with the exception of the Churchill Meadows Designated Greenfield Area and the
Ninth Line Corridor lands). While there is little flexibility on building heights in the AOA, there is
potential to mitigate aircraft and other transportation noise sources (i.e. road, rail) to meet
acceptable sound level limits in accordance with the applicable Provincial Government noise
guideline,” through building design and siting options. Development density restrictions in the
current aircraft noise policies are therefore not necessary if noise can be appropriately
mitigated.

Staff have consulted with Peel Region and Greater Toronto Airports Authority (GTAA) staff to
amend the aircraft noise policies. The proposed amendments are outlined in Appendix 4. The
amendments generally include:

' Environmental Noise Guideline: Stationary and Transportation Sources — Approval and Planning,
Publication NPC-300 (August 2013)
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e delete outdated policies and consolidate and simplify policies;
e clarify that all future development in the AOA is in the form of redevelopment and infill;
e require that a noise warning clause be included in agreements registered on title;

e change “Exempt Area” terminology to “Exception Area” for the portion of lands within the
Meadowvale Village and East Credit Neighbourhood Character Areas that are located in
the AOA;

e add the portion of lands in the Malton Community Node and Neighbourhood Character
Areas that are located in the AOA, as an “Exception Area”; and,

e provide conditions for allowing residential or other sensitive land uses within the
Exception Areas.

Proposed amendments to MOP policies will require approval by the Region of Peel which will
require amendment of relevant ROP policies. Regional staff plan to commence the ROP
amendment process following the endorsement of the proposed MOP amendments by City
Council. As part of the Region’s amendment process, Regional staff will consult with and seek
approval from the Province on policy amendments pertaining to airports, particularly with a
proposed new policy that removes density restrictions for redevelopment and infill within the
AOA, including above the 35 NEP/NEF composite noise contour (see Appendix 4).

Strategic Plan

Under the strategic pillars, “Connect: Completing Our Neighbourhoods” and “Green: Living
Green”, the Strategic Plan identifies the need to develop walkable, connected neighbourhoods
and vibrant communities, and nurture the health of people and the environment. The proposed
aircraft noise policy amendments will provide more opportunity for Malton to revitalize its
existing communities through infill and redevelopment. They will also help to protect growing
communities from aircraft noise by requiring appropriate noise mitigation in development

proposals for residential or other sensitive land uses.

Financial Impact
Not applicable.

Conclusion

The proposed amendments will update the aircraft noise policies and make them more succinct
and clear. They will also allow for infill and redevelopment opportunities in Malton, subject to
prescribed conditions. A public meeting is required to consider the proposed amendments.
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Attachments

Appendix 1: Airport Operating Area

Appendix 2: NEP/NEF Composite Noise Contours

Appendix 3: Land Use Permissions in the Airport Operating Area
Appendix 4: Proposed Aircraft Noise Policy Amendments

.-*; K; .I'If;I
f
Al AN ‘é’fﬁt’{,&a. :

Edward R. Sajecki, Commissioner of Planning and Building

Prepared by: Sharleen Bayovo, Policy Planner
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APPENDIX 2

NEP/NEF COMPOSITE NOISE CONTOURS
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Appendix 3
Land Use Permissions in the Airport Operating Area (AOA)

2014 Provincial Policy Statement

e Prohibit new residential development and other sensitive land uses in areas near airports
above 30 NEP/NEF

o Consider redevelopment or infilling of existing residential uses and other sensitive land uses

above the 30 NEF/NEP only if it can be demonstrated that there will be no negative impacts
on the long-term function of the airport

Peel Region Official Plan

General policy for lands within the AOA

¢ Prohibit the development, redevelopment and infill of new residential and sensitive land
uses

¢ Direct municipalities to define exceptions

Exceptions for lands below 35 NEF/NEP

Residential: Other Sensitive Land Uses:
Exceptions limited to redevelopment and Exceptions limited to redevelopment and infilling
infilling

Exceptions for lands above 35 NEF/NEP

Residential: Other Sensitive Land Uses:

No exceptions No exceptions



43-8

Mississauga Official Plan

General Policy for lands within the AOA

Prohibit new development, redevelopment and infill
e which increases the number of dwelling units beyond that permitted by existing zoning
o of other sensitive land uses (hospitals, nursing homes, daycare facilities and public and

private schools)

Exceptions for lands below 35 NEF/NEP

Residential:

Lands within [Exempt Area(Meadowvale

Village and East Credit) allow development,

redevelopment and infill subject to conditions

- appropriate airport noise conditions
included in approval

- lands designated residential prior to
February 1, 1997

- application filed prior to February 1, 1997

- redevelopment and infill has density not
greater than the highest density of
immediately adjacent existing residential
development within the AOA

Lands within Malton allow redevelopment or

infilling provided

- it does not significantly increase the
number of dwelling units

- density not greater than the highest
density of immediately adjacent existing
residential development within the AOA

Exceptions for lands above 35 NEF/NEP

Residential:

No exception policies. As such, only existing
uses permitted.

Other Sensitive Land Uses:

Lands within Malton, Meadowvale Village and
East Credit may allow redevelopment or infilling
on an individual basis.

Lands within Gateway and Airport Corporate

Centres allow redevelopment or infilling for
daycare if accessory to an employment use.

Other Sensitive Land Uses:

No exception policies. As such, only existing
uses permitted.

K:A\PLAN\POLICY\GROUP\_Mississauga Official Plan\2016 Mississauga Official Plan\MOPAS\AOA

Policies.docx
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PROPOSED MISSISSAUGA OFFICIAL PLAN AMENDMENTS

Section 6.10, Noise, Value the Environment, of Mississauga Official Plan, is hereby amended by
adding the following paragraph to the end of the preamble:

The applicable Provincial Government environmental noise guideline for sound level limits is the
Environmental Noise Guideline, Publication NPC 300 or its successor.

Section 6.10.2, Aircraft Noise, Noise, Value the Environment, of Mississauga Official Plan, is
hereby deleted and replaced with the following:

6.10.2 Aircraft Noise

There are areas of Mississauga that are subject to high levels of aircraft noise. As a result,
policies are required that set out the restrictions on development within the areas subject to high
levels of aircraft noise. The policies of this Plan are based on a six runway configuration of the
Airport.

6.10.2.1 Lands within the Airport Operating Area as identified on Map 6-1 are developed for a
variety of uses including residential, industrial and office. Development in this area consists of
redevelopment and infill.

6.10.2.2 Uses listed in Table 6-1 that
are located at or above the corresponding
1996 noise exposure  projection
(NEP)2000 noise exposure forecast
(NEF) contour as determined by the
Federal Government, will require a noise
study accounting for all sources of noise as
a condition of development. The noise
study is to be undertaken by a qualified
acoustical consultant in accordance with
Provincial Government policy to the
satisfaction of the City prior to development
approval to determine appropriate acoustic
design criteria.

Figure 6-18. Although the Airport contributes to the city's
strong economy, some communities are directly affected
by the sound levels emitted by the airplanes.
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Table: 6-1 Noise Studies

LAND USE, Noise Exposure

Projection (NEP)/Noise
Exposure Forecast (NEF)
Contour

Residential

Passive use parks

Public and private schools

Day care facilities

Libraries 25 or Greater
Place of religious assembly

Theatres

Auditoria

Hospitals

Nursing Homes

Hotels

Motels

Retail or service commercial

Office 30 or Greater
Athletic fields

Playgrounds

Outdoor swimming pools

Industrial
Warehousing 35 or Greater
Arena

1. Land uses as identified by the Federal Government
with respect to compatibility with airport operations, in
accordance with TP1247 [ Aviation [1Land Use in the
Vicinity of Aerodromes

6.10.2.3 Mississauga will require tenants and purchasers to be notified in accordance with the
applicable Provincial Government environmental noise guideline when the proposed
development is located at the noise exposure projection (NEP)/noise exposure forecast
(NEF) composite noise contour of 25 and above, as determined by the Federal Government.
A noise warning clause shall be included in agreements that are registered on title, including
condominium disclosure statements and declarations. In addition, noise warning notices are
required in enrollment documents for schools and daycares.

6.10.2.4 Residential and other sensitive land uses within the Airport Operating Area will not be
permitted as a principal or accessory use with the following exceptions:

a. lands identified as [Exception Areal, as shown on Map 6-1, and
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b. daycare facilities accessory to an employment use in the Gateway Corporate and Airport
Corporate Character Areas below the 35 noise exposure projection (NEP)/noise
exposure forecast (NEF) composite noise confour.

TORONTO - LESTER B. PEARSON
INTERNATIONAL AIRPORT
AIRPORT QOPERATING AREA

| — 4 _amswmow AL '\ mer -
x i ! | ! 3 s Ajrport Operating Area
g, | i i § g 71 Exception Area
— o — "‘-\
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DUEEMAAY NEIT | || .
S, .- CHE— _——
‘?&.H_,-W Ty -
\\_ \% i |
\\.‘I?? i |
1] £ |
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— | & — — e
o % .,,S ej - - 2
L3 _H-' 3

Moe:

1. Basa rrag infornaton (ap. roads, b ghways, railways. watarcourses),
including any lands or bodies of water e.tsee the city bourdsries., is
shgwen for imfonation pumposes only.

(¢ mississauca

- 2007

Map 6-1: Airport Operating Area and Exception Area

6.10.2.5 Applications for residential or other sensitive land uses for lands where permitted within
the Airport Operating Area may be processed for approval provided that all of the following are
satisfied:

a. an Acoustic Feasibility Study will be submitted as part of a complete development
application to verify that mitigated indoor and outdoor noise levels do not exceed the sound
level limits established by the applicable Provincial Government environmental noise
guideline;

b. development that includes outdoor passive recreation areas will generally not be permitted
in locations where the mitigated outdoor noise is greater than 60 dBA,



43-12

c. appropriate conditions relating to noise mitigation that are consistent with the findings of the
Acoustic Feasibility Study, are included in the approval;

d. aircraft noise warning agreements between the City of Mississauga, the Greater Toronto
Airports Authority (or its successor) and the applicant, are included in the approval; and

e. conditions for the provision of an aircraft noise warning notice for users of a proposed
development's outdoor facilities and space, where located above the 30 noise exposure
projection (NEP)/noise exposure forecast (NEF) composite noise contour, are included
in the approval.
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City of Mississauga M

Corporate Report MISSISSauGa

Date: 2016/06/07 Originator’s files:
CD.06.AFF
To: Chair and Members of Planning and Development
Committee
From: Edward R. Sajecki, Commissioner of Planning and Meeting date:
Building 2016/06/27
Subject

Information Report (All Wards)
Affordable Housing Program: Public Land for Housing First
File: CD.06.AFF

Recommendation
1. That the report from the Commissioner of Planning and Building, dated June 7, 2016 titled
"Affordable Housing Program: Public Land for Housing First", be approved.

2. That staff be directed to amend City Corporate Policy and Procedure 05-04-01 - Acquisition
and Disposal of Real Property,to apply a "housing first” approach, as outlined in the
above-referenced report.

Background

On February 10, 2016, Council approved the Affordable Housing Program: Framework and
Work Plan. A key deliverable of the work plan is the development of a public land for housing
first policy.

The lack of available serviced land at a reasonable price has been identified as a significant
barrier to the production of affordable housing. This is particularly true in expensive real estate
markets such as Mississauga." The Affordable Housing Program - Municipal Best Practices
report endorsed by Council on May 11, 2016, identified three ways that municipalities can use
public land to reduce development costs:

1. enter into land leases;
2. donate land; or
3. provide land at below market value.

" An "expensive" real estate market is one where the cost of a standard home or rental apartment is more
than 30% of household income. The Affordable Housing Program - Gap Analysis report confirmed that
one in three households in Mississauga is spending this much on housing costs.
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The Best Practices report also identified a public land for housing first policy as a high priority
consideration for Mississauga.

Several municipalities in Ontario, across Canada and the US have adopted land for housing first
policies as part of a comprehensive affordable housing strategy. In some cases land is made
available below market rates but in others, it has been made available as a disposition
preference at market value.

Housing first policies are often advanced as a strategy to ensure affordable housing for the local
workforce and to support local businesses. Affordable housing is becoming a major issue for
many workers (e.g. retail workers, service providers, young professionals) in the larger
metropolitan centres in Canada (e.g. Vancouver, Toronto).?

Comments

In Mississauga a public land for housing policy would expand opportunities for affordable
housing by making appropriate sites available for redevelopment. It should be recognized
however, that the City currently owns relatively few surplus properties with the potential to yield
a significant number of affordable housing units. In the future, additional land/assets may be
acquired by the City through purchase, density bonusing, inclusionary zoning or be transferred
from provincial and federal governments as large strategic sites in the city are developed (e.g.
Inspiration Lakeview).

Mississauga’s Corporate Policy and Procedure 05-04-01 Acquisition and Disposal of Real
Property, which addresses the sale of surplus City lands, is currently under review (See
Appendix 1). Staff are proposing this policy be amended to place priority on surplus properties
for affordable housing.

This does not mean land will automatically be slated for affordable housing. Each parcel would
be assessed to determine its suitability for housing. Such considerations may include parcel
size and configuration, development context, existing planning permission, potential yield, etc. If
suitable, then affordable housing providers would be given first option to acquire the site at
market value.

What are “surplus” lands?

City-owned properties are required to be declared “surplus” through a report to Council prior to
their disposition and sale. Surplus lands/buildings are City-owned properties which are no
longer required to support existing or future municipal services. According to the current policy,
the City strives to achieve maximum financial benefit when disposing of surplus lands.

2 Choise, Simona, “Universities Struggle to Attract Professors Amid Soaring Housing Prices”, Globe and
Mail. May 23, 2016
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Can surplus public land owned by other levels of government or agencies be used for
affordable housing?

All public agencies (e.g. federal, provincial, Peel Region and school boards) have policies or
protocols in place for the disposition of property which has been deemed surplus to their needs.
The availability of these lands for affordable housing purposes varies by agency and disposition
preferences (see Appendix 2). For example, Infrastructure Ontario circulates surplus properties
to eligible non-profit organizations. The school boards on the other hand, follow a procedure
where affordable housing producers would bid for surplus school sites on the open market.

By making affordable housing a priority consideration in the disposal of City-owned land,
Mississauga can improve development opportunities for affordable housing and better address
our local housing needs.

Housing Affordability Advisory Panel

The Housing Affordability Advisory Panel met on May 31, 2016 and confirmed its support for
making surplus City-owned land available for affordable housing. The Panel provided the
following comments:
e maintaining access to affordable housing is important to support Mississauga’s
workforce and economy;
o affordable housing can be developed on land purchased at market-value if other
incentives or funding assistance are available;
e itis preferable to own rather than lease land in order to secure financing; and
e City-owned lands should not be sold for less than market value unless
affordability can be secured in the long term.

Recommended Direction

That staff be directed to amend City Corporate Policy and Procedure 05-04-01 - Acquisition and
Disposal of Real Property, to apply a "housing first” approach. Prior to the sale of any surplus
City-owned land planning staff will identify which properties could be considered for disposition
for affordable housing. The assessment would take into consideration the following, among
other matters:

e property size, location and development context;

e proximity to transit;

e applicable official plan policies and zoning regulations; and
e development potentiallyield.
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Strategic Plan

The need for affordable housing originated with the Strategic Plan Belong Pillar. Two strategic
goals relate to affordable housing — Ensure Affordability and Accessibility and Support Aging in
Place. Three strategic actions link to the work underway for the affordable housing strategy:

e Action 1— Attract and keep people in Mississauga through an affordable housing strategy
e Action 2 —Expand inclusionary zoning to permit more housing types and social services
e Action 7 —Legalize accessory units.

Financial Impact
The Public Land for Housing First Policy is proposing that surplus City-owned lands be sold to
affordable housing producers at market-value.

Conclusion

The delivery of affordable housing in Mississauga requires the cooperation of all levels of
government, Peel Region, the non-profit sector and private corporations. An obvious role for the
City is to increase access to serviced municipal land by adopting a public land for housing first
policy for surplus properties.

Increasing the supply of land will improve opportunities for affordable housing producers to
access recently announced government funding to create more housing for low and moderate
income households in Mississauga.

Appendix 1: Corporate Policy 05-04-01 Acquisition and Disposal of Real Property

Appendix 2: Other Surplus Public Land Disposal Procedures and Opportunities for Affordable
Housing

%, ﬁ /)

Edward R. Sajecki, Commissioner of Planning and Building

Prepared by: Paulina Mikicich, Project Manager
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TAB:

SECTION:

SUBJECT:

PROPERTY AND FACILITIES
REAL PROPERTY MANAGEMENT

ACQUISITION AND DISPOSAL OF REAL PROPERTY

POLICY STATEMENT

PURPOSE

SCOPE

Policy Does Not Apply

The City of Mississauga’s Real Property is managed and assessed
in accordance with the City’s legislative authority, effective
business convention, the principles of fair, transparent, and
accountable government, and the Real Property management
principles outlined in this policy.

The purpose of this policy is to establish the structure, authorities
and accountabilities in creating a framework for decision making
in the assessment, acquisition, disposal, management and
administration of the City’s Real Property.

This policy applies to all Acquisitions and Disposals of Real
Property undertaken by the City of Mississauga, and to the
administration of the City’s Real Property.

This policy does not apply to the following types of Acquisitions:

e Real Property dedicated to the City either through
development applications or cash in lieuw/parkland dedications
(refer to Corporate Policy and Procedure —Dedication of
Land, or Cash in Lieu Thereof, for Public Open Space);

o Real Property acquired by the City through vesting by reason
of tax arrears remedies available to the City;

o Real Property acquired by the City through a leasing
arrangement (refer to Corporate Policy and Procedure ~
Lcases).

This policy does not apply to the following types of Disposals:
» the sale of lands for municipal tax arrears purposes, other than
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Definitions

those lands forwarded to Realty Services for Disposal under
the terms, conditions and processes outlined herein;

» encroachments on City property (refer to the Encroachments
By-law).

For the purposes of this policy:

“Acquisition” means the obtaining of Real Property through
purchase, lease, transfer from a higher level of government,
dedication, donation, expropriation, easements, and licences or
any other method deemed appropriate by the City in acquiring
interests in property.

“City” means the Corporation of the City of Mississauga.

“Disposal” means the sale, exchange, lease of 21 years or more,
or other disposition of the City’s interest in Real Property
(excluding easement rights).

“Donation” means a voluntary gift of Real Property, given
without compensation or consideration.

“Expropriation” means the Acquisition of land in accordance with
the Expropriations Act of Ontario.

“Market Value” means the highest price a willing buyer would
pay and a willing seller would accept, both parties being fully
informed, and the property being marketed for a reasonable
period of time.

“Real Property” means land and all buildings and structures
constructed thereon, as well as moveable buildings and structures.

“Real Property Transactions” are transactions including the sale,
purchase, lease, license, permit, or administrative actions
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performed for the purposes of managing property.

“Surplus Property” means municipally-owned Real Propeity that
has been declared surplus to the City’s requirements, by
resolution, at an open meeting of Council.

LEGISLATIVE REQUIREMENTS
All Real Property Transactions are to be conducted in accordance

with applicable federal and provincial legislation. The Manager
of Realty Services, or his/her designate, is responsible for
ensuring that all applicable legislative requirements have been
met.

ADMINISTRATION This policy is administered by Realty Services, Facilities and
Property Management, Corporate Services Depatrtment.

Interpretation of Policy In the interpretation of this policy, it is the intent of the City to act
at all times in the best interest of the general public, with a view
to transparency and fairness of process. Where the interpretation
by Realiy Services is disputed, Realty Services will be guided by
a decision rendered by the City Solicitor.

REAL PROPERTY MANAGEMENT PRINCIPLES AND OBJECTIVES
The City bases its decisions with respect to Real Property on the

principles of:

¢ Fiscal Accountability

o Consistency with Corporate Objectives
¢ Sustainability

¢ Social Responsibility

e Transparency

Fiscal Accountability The principle of fiscal accountability means that:
¢ The City will endeavour to acquire, maintain, preserve,
dispose of and otherwise manage Real Property assets to the
maximum long term economic advantage of the City.
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Consistency with Corporate
Objectives

Sustainability

Social Responsibility

¢ The City will endeavour to retain and maintain Real Property,
only when the Real Property interest:
- has adequate returns in terms of money or amenity;
- is not easily replaced with a more efficient interest;
- can be operated within existing budget parameters; and
— adequately fulfills the function for which it was acquired;
or
~ has been identified as having “strategic hold” value for
future use.
¢ The City will endeavour to minimize costs while realizing
revenue from the disposal of non-essential, under-utilized
propeities.
¢ The City will obtain the best value when acquiring Real
Propetty, giving due consideration to Market Value, and to
entitlements under the Expropriations Act, where applicable.
o The City will dispose of Real Property on the basis of Market
Value, unless otherwise approved by Council.

The principle of consistency with Corporate objectives means that
the City will acquire, retain, maintain, renovate, and improve
properties only when those properties clearly align with the goals
and objectives of the City’s Strategic Plan, Capital Budget, and
departmental approved business plans related to the provision of
City-mandated programs, City-mandated programs are services,
products, or facilities which are owned, operated, or purchased in
fulfillment of City objectives and delivered to the public.

The principle of sustainability means that the City will endeavour

to retain Real Property only when:

» returns in terms of money/amenity are cost neutral or better;

» scrvice need is constant or growing; and

s the condition of the Real Property is such that it can be used
and maintained on a low-maintenance and low-risk basis.

The principle of social responsibility means that:
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Transparency

ACQUISITIONS
Responsibility for
Acquisitions

ACQUISITION PROCESS

¢ The City has an inherent duty to provide service and support,
where there is no other viable service provider, and where
there is a clearly articulated City desire to fill a need, or to
foster and promote programs of inclusion and accessibility.
The City’s social responsibility may form the basis for Real
Property Transactions of a nature other than Market Value,
provided they are ancillary to Council-approved programs.

» The City will endeavour to provide safe, healthy and
accessible facilities for occupants.

¢ The City will endeavour to protect and preserve the
environmental value and/or cultural heritage of the property.

The principle of transparency means that:

¢ The City is committed to conducting consistent, transparent,
and equitable processes in acquiring and disposing of Real
Propetty.

» The City’s Real Property is managed along clearly defined
lines of delegated authorities and levels of accountability,
with semi-annual reporting to Council.

¢ Risk is managed responsibly, and Council is informed as
appropriate.

The Manager of Realty Services is responsible for Real Property
Acquisitions, and all Acquisitions of Real Property interests are to
be undertaken by Realty Services staff. Realty Services staff will
conduct their responsibilities in accordance with the Real
Property Management Principles and Objectives, and the
Acquisition Considerations outlined in this policy. Real Property
Transactions will be executed in accordance with the Real Estate
Delegation of Authority By-law.

Realty Services staff will initiate an Acquisition process upon
receipt of a request from any City department. All such requests
should be suppotted by a departmental needs assessment setting
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Assessment of Property

Appraisal

Agreement

out the rationale for the Acquisition, or a resolution of Council, or
proof of approval through the current or capital budget process.

A budget for the program or project should be identified, where
applicable, inclusive of the cost to acquire the necessary property
component and setting out the operational budget impacts prior to
Realty Services conducting the Acquisition. Where Council has
approved the issuance of a debt instrument to finance the
Acquisition of Real Property, the terms and conditions of the debt
instrument will be determined by the Finance Division.

Realty Services will investigate the market to determine suitable
alternatives to meet the end user’s needs. The final decision on
the site rests with the end user department.

Before acquiring any Real Property, Realty Services will co-
ordinate an assessment by appropriate staff as to the property’s
physical and environmental condition, cultural heritage, existing
restrictions, encumbrances, liabilities, tax implications ot any
other important characteristic which may impact on value or use.

All Acquisitions in excess of $100,000 must be accompanied by
an independent current Market Value appraisal. The Manager of
Realty Services may, at his or her discretion, obtain an appraisal
of propetties valued at less than $100,000. The said appraisal will
be based upon the “highest and best use” of the property.

Upon selection of a site by an end user department and successful
negotiations, Realty Services shall instruct the Legal Services
Division to prepare an appropriate agreement and conclude the
necessary transaction, Once an agreement has been executed by
the other party, the transaction will be approved and executed
according to the Real Estate Delegation of Authority By-law.
Where Council approval is required, the transaction may be
considered at a closed session of Council. Refer to Corporate
Policy and Procedure — Matters Considered In Camera for more
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Land Inventory

information. When the agreement has been fully executed, it is
transferred to the Legal Services Division for completion of the
transaction,

The City will maintain a public register which lists all of the Real
Property owned by the municipality. The following classes of
Real Property are not listed in the public register:

¢ highways and roads,

¢ open road allowances;

» stopped up highways and roads;

¢ reserves of 0.3 metres (1 foot) or less in width;

* casements.

ACQUISITION CONSIDERATIONS

Acquisition Required For
Municipal Purposes

Acquisition at Market Value

Environmental Assessment

Environmental Audit

Real Property Acquisitions will be conducted in consideration of
the following:

Real Property Acquisitions are restricted to Acquisition of land
and interests which are required for municipal purposes only, and
in support of Council approved programs, projects and policies.

Acquisitions are Market Value based. Realty Services staff will
at all times acquire Real Property at the lowest possible
negotiated cost, and greatest economic advantage to the City.
When the Acquisition is part of an unsolicited purchase in support
of a City-mandated program (e.g. for a road widening) land may
be acquired on the basis of Market Value and entitlements, as
defined by the Expropriations Act.

If an environmental assessment is required under the
Environmental Assessment Act the City may enter into an
agreement which is conditional on the approval of the
environmental assessment.

The Manager of Realty Services, in conjunction with
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Heritage Properties

environmental staff, may require that Real Property acquired,
regardless of the method of Acquisition, be subject to an
environmental investigation which must be completed prior to
completion of the transaction. All such audits are to be completed
in accordance with any applicable Minisiry standards.

When acquiring Real Property that may have a heritage
designation or historical value, a comprehensive analysis of the
property shall be conducted. The analysis will include:

e identification of the heritage designation or historical value of
the property, and how the heritage attributes will be conserved
or mitigated due to development of the property;

¢ confirmation of the City program(s) to be implemented at the
property;

* identification of the desired long-term use of the property;

¢ assessment of the impact on the City of the operational costs
of the property; and,

¢ development of an asset management plan, which forecasts
the capital renewal and re-investinent requirements, to
preserve the property, including actual or potential funding
S0OuUrccs.

METHODS OF ACQUISITION

Negotiation

Real Property interests may be acquired through any of the

following methods:

+ negotiated agreements;

» land exchanges;

¢ charitable Donations;

» Expropriation;

¢ transfers from another level of government;

s competitive bid request methodology, in accordance with
criteria established by the Manager of Realty Setvices with
the assistance of the Manager of Materiel Management.

Negotiation is the preferred method of obtaining Real Property.
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Land Exchanges

Charitable Donations

Expropriation

Transfers from Another
Level of Government

When an Acquisition is pursued in support of Council approved
programs, projects and policies and it is determined that an
exchange of City owned Real Property is in the best interests of
the City, negotiations shall be initiated based on the Market Value
of the respective Real Properties, pursuant to this policy.

The City may accept a Donation of Real Property if an
appropriate municipal purpose has been identified for the property
and upon City Council’s approval. Prior to the acceptance and
execution of all necessary agreements related to a property
Donation, an analysis to determine the condition of the gift,
existing restrictions or encumbrances, assumption of liabilities or
any tax implications shall be carried out. When a Donation is
accepted, Realty Services will instruct Legal Services to prepare
an appropriate agreement and conclude the transaction, Once
such donated property becomes City propetty, it can be held,
leased, licensed or disposed of at the discretion of the City.

Realty Services staff will advise the Director of Finance &
Treasurer, who is responsible for the issuance of charitable
Donation tax receipts. A charitable Donation tax receipt may be
issued in the amount of the appraised value of donated property as
may be determined by an independent appraiset.

The City has the authority to expropriate land in accordance with
the provisions of the Expropriations Act. Expropriation may be
used where project requirements must be met in a timely manner
or where negotiation has failed.

The Mayor and Ward Councillor will be informed of any
contemplated expropriations prior to the report recommending
approval to Give Notice of Application to expropriate is brought
to Council.

The City may acquire Real Property as the result of a transfer of
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DISPOSAL OF PROPERTY
Responsibility for Disposal
of Properties

DISPOSAL PROCESS

Declaration of Property as
Surplus Property

jurisdictional authority from one level of government to another
(e.g. transfer of highways, boat launches etc.).

Prior to accepting lands from other levels of Government or
agencies, the City will first investigate the property to be
transferred, its associated encumbrances or environmental
liabilities and if necessary, decline the transfer if the risk is
deemed to be too great.

The Manager of Realty Services is responsible for Real Property
dispositions, including the selection of the appropriate Disposal
method for the property, and all Disposals of Real Property are to
be undertaken by Realty Services staff. Reaity Services staff will
conduct their responsibilities in accordance with the Real
Property Management Principles and Objectives, and the Disposal
Considerations outlined in this policy. Real Property
Transactions will be executed in accordance with the Real Estate
Delegation of Authority By-law.

Realty Services staff, in consultation with City departments, will

identify potential properties for Disposal and:

s ensure that the property is declared surplus;

e initiate an appraisal to estimate the property’s Market Value;

e initiate an environmental assessment and remediation as may
be required.

Real Property may not be disposed of unless it has been declared
Surplus to the requirements of the City in a report to City Council
which will include notice of the City’s intention to dispose of the
surplus property and the method of disposal. Note: declaration of
Surplus Property does not apply to easement interests, including
easements to be transferred to the Region of Peel under the
existing Easement Protocol Agreement, or one foot reserves.
Public highways that are being stopped up and closed for the
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Notice of Sale of Real
Property

Status Report on City
Surplus Property

Appraisals of Surplus
Property

purposes of disposal may be declared Surplus Property in the
same report at which City Council formally approves the public
highway being stopped up and closed by by-law.

Prior to a declaration of Surplus Propeity, clearances to dispose of
the property are obtained from all appropriate City departments
and may include circulation to several outside agencies such as
Boards of Education, Conservation Authorities, the Regional
Municipality of Peel, the Government of Canada, the Government
of Ontario, Enersource Mississauga Hydro Inc. and adjacent land
owhers.

Notice of the proposed sale of real property that has been declared
as surplus to the requirements of the City will be posted in
accordance with the City’s Notice By-law.

Realty Services will prepare an annual information report to City
Council listing all properties that have been declared surplus
previously by City Council and the status of each.

All Disposals will be subject to an appraisal of value except:
¢ subject to the discretion of the Manager of Realty Services,
sales involving the following classes of property:
- reserves of 0.3 metres (1 foot) or less in width;
- stopped up highways and walkways;
- landlocked properties if being sold to an abutting owner;
— property acquired under Section 42 of the Expropriations
Act, if being sold to an owner from whom the land was
taken,
¢ abandoned cemeteries
¢ sales to public bodies (Boards of Education, the Regional
Municipality of Peel, Enersource Mississauga, Ontario Hydro,
Conservation Authorities, and the Provincial and Federal
Government);
¢ sales to private bodies where the deemed value of the Surplus
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Priority of Offerings

Multiple Offers

Agreement of Purchase
and Sale

Property is less than $50,000 as determined by the Manager
of Realty Services.

The City shall have the right to convey the Surplus Property at
market value to the party having the greatest priority. For the
purpose of assigning priorities, the order shall be as follows:

1. Federal Government

Provincial Government

Regional Municipality

Local School Boards

Recognized Authorities

o

In the event of multiple offers on the Surplus Property, each of
the offerors will be advised that there are multiple offers. Each
offeror will be given the opportunity to revise their offer within a
set amount of time. At the end of the set amount of time, the City
will consider the offers. The offer providing the most
advantageous terms with the highest value will be recommended
for acceptance.

When an acceptable offer for the Surplus Property has been
received, Realty Services instructs Legal Services to prepare an
agreement of purchase and sale.

Once an agreement has been executed by the purchaser, the
transaction will be approved and executed according to the Real
Estate Delegation of Authority By-law. Where Council approval
is required, the transaction may be considered at a closed session
of Council. Refer to Corporate Policy and Procedure — Matters
Considered In Camera for more information,

When the agreement has been executed by the City, it is
transferred to the Legal Services Division for completion of the .
transaction.
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Mortgages Where authority to grant a mortgage is permitted under the
Municipal Act, 2001, as amended, or under the regulation enacted
there under, and where Council approves the granting of a
mortgage, the City may take back a mortgage on the sale of City
property. The terms and interest rate included in the mortgage
instrument will be determined by Realty Services in consultation
with the Finance Division and identified in a Corporate Report to
Council.

Cost of Disposal of Surplus  All applicable fees and charges recoverable under the City’s fees

Property and charges by-laws shall be recovered from the purchaser on or
before the closing date. All other reasonable fees, costs, and
expenses incurred by the City, even if the property is sold at a
nominal value, shall be recovered from the purchaser on or before
the closing date, unless the sale was initiated by the City and the
costs have been waived by the approver of the transaction.

Proceeds from Disposal of ~ Proceeds from the Disposal of Surplus Property will be credited
Surplus Propetty to one of the following accounts:
» Capital Reserve Fund;
¢ adepartmental account from where the original acquisition of
the property was funded; or
¢ as otherwise directed by Council.

DISPOSAL CONSIDERATIONS
The Disposal of Real Property will be carried out with
consideration for the following:

Market Value All Disposals of Real Property must be at least at 90 per cent of
Market Value unless an exception is provided in this policy, and
Council has approved the transaction,

Reports to Council recommending Disposals at less than 90 per
cent of Market Value must:
¢ clearly state the Market Value of the Surplus Property to be
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transferred and not realized and the reasons for such a
decision;

¢ identify the purchaser;

¢ in the event of a lease of 21 years or more, fully disclose all
important or financial terms and conditions therein.

Transfers to Another Level Where an offer is received from another level of government,
of Government board or authority and the City disagrees with the Market Value
determined by the other level of government, the City may agree
to either:
¢ clect to have the Market Value estimated by a third party
appraisal, then average the two closest values, and amend the
offers accordingly; or
» start negotiating with the next purchaser, in priority order:
Federal Government
Provincial Government
Regional Municipality
Local School Boards
Recognized Authorities

Il el i

Disposal of Land Acquired ~ Where the City has acquired Real Property through a gratuitous
through Gratuitous dedication as a condition of a development application, or through
Dedication or Donation a Donation, and the Real Property becomes Surplus Property, the
City shall consider the following options:
¢ a potential transfer to the another level of government, local
school boatd or recognized authority; or
» re-conveyance to the owner, or successor in title, who
conveyed the land gratuitously, provided all costs to recover
the lands are borne by the owner; or
o the Disposal of the Surplus Property at Market Value.

The City will not re-convey Surplus Property gratuitously for the
purposes of development, redevelopment or resale.

Environmental Audit The Manager of Realty Services may require an environmental
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Natural Areas

Public Highways

site audit prior to property disposition, to ensure that there is no

liability to the City in disposing of the property. Examples of

situations which may warrant such audits include, but are not

limited to:

e the previous use was of an industrial nature;

¢ there is proximity to other known environmentally sensitive
and discharging entities (gas stations, rail lines);

¢ atitle search indicates the need for one from prior use; ot

¢ there are other properties in the vicinity that have registered
environmental issues.

Natural or environmentally sensitive areas identified by the City
as being worthy of protection will be transferred exclusively to
appropriate organizations, such as Conservation Authorities or
other levels of government, These sensitive lands will be
identified through the Planning and Building Department and the
Community Services Department,

Any public highway that is stopped up, closed, and declared
surplus shall be offered for sale at Market Value.

The entire portion of the public highway should be sold at one
time so as nof to leave the City owning portions of the closed
public highway. Should one of the adjacent owners choose not to
purchase the closed public highway, it may be offered in whole to
the other adjacent owner at the same or higher price. Should
neither owner wish to purchase the closed road allowance, the
City may offer it to any other interested purchaser.

In the event the closed road is of sufficient size to be considered a
viable property on its own, the City shall have the option, in its
sole discretion, of marketing the property as a stand alone
property with no obligation to offer it to the adjacent owners,
however, notice will be provided to the adjacent owner(s) that the
property is to be placed for sale on the open market.
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Sale of Property to City
Staff/Elected Officials

Sale of Heritage Property

Easements

Surplus Property may be sold to City employees or elected
officials, or to members of their families, provided the
requirements of all by-laws, policies and procedures regarding the
sale of Surplus Property are satisfied, and provided the sale is
approved by Council. The sale of all Surplus Property shall
require written confirmation by the purchaser indicating whether
the purchaser is, or is not, an employee or elected official of the
City, or a member of their family; and whether any person having
a controlling interest in an organization acquiting Surplus
Property is an employee or elected official of the City.

The agreement of sale for the heritage property must contain any
necessary special conditions to preserve its heritage status
including, but not limited to, a heritage easement.

The City may grant an easement interest:

o if the easement is considered appropriate to the relevant City
department; and

¢ if the granting of the easement does not render the retained
City land no longer viable for the use for which the land was
obtained; and

¢ if the granting of the easement does not render the retained
City land subservient to the easement interest; and

Easement interests are granted at Market Value, in General,
however, the City will retain the right to grant easements
gratuitously to another level of government, if it is determined
that the location of the easement has limited or no impact on the
future value or future City development of the lands over which
the easement is sought. Notwithstanding the above noted policy
respecting the granting of easement interests, easements
transferred to the Region of Peel are governed by the Easement
Protocol Agreement (By-law 0296-2007).

METHODS OF DISPOSAL The Manager of Realty Services will determine the best means of
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Disposal of Surplus Property based upon criteria such as value,
competition, property type and market conditions. The method of
Disposal will be recommended at the time the propeity is
officially declared surplus, and may include:

e competitive bid process — offered by public bid process in
accordance with criteria established by the Manager of Realty
Services with the assistance of the Manager of Matericl
Management;

o direct sale to a specific party — if land locked or only one
possible purchaser;

* land exchange — lands to be exchanged for other lands deemed
suitable or necessary for the City at the same or higher value,
unless otherwise approved by Council;

* recal estate multiple listing service — listed with local real
estate Broker having the appropriate expertise.

All Surplus Property will be posted on the City’s website for
notice and information purposes in accordance with the City’s
Notice By-law

LEASES, LICENCES, AND MANAGEMENT AGREEMENTS
When City property is not required for immediate use but may be
required to meel the City’s long term needs, the City may enter
into a lease, licence, or management agreement allowing the
temporary use of the property by another party. Clearances from
all affected City departments are required to ensure that there are
no municipal needs prior to the lands being leased.

The Manager of Realty Services is responsible for leases, licences
and management agreements, and all such transactions are to be
undertaken by Realty Services staff. Realty Services staff will
conduct their responsibilities in accordance with the Real
Property Management Principles and Objectives outlined in this

policy.
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Priority

Method of Securing a
Tenant

Lease to City Employees /
Elected Officials

Agreement

Available Real Property is limited and therefore priority is given

to service clubs, groups affiliated with the City and charitable

organizations funded by Peel United Way. Prior to entering into a

lease, licence or management agreement, Realty Services will

contact City departments to determine whether or not a

community group can utilize the space being considered.

In assessing groups, consideration is given to the:

» number of years in operation;

» arca in which the group provides services;

* scope, magnitude and types of services offered;

» ability of the group to operate without financial assistance
from the City, both in the short and long terms;

¢ total costs and benefits to the City in assisting the group; and

s depree to which the group participates in commercially
oriented activities.

Realty Services staff shall determine the appropriate method of
securing a tenant, which may include a public call for bids via
tender or proposal, using a realtor, or negotiating with a specific
tenant.

City employees and elected officials may not lease City property
unless the City Manager’s approval has been received prior to
submitting the offer to lease.

All tenants or licensees of City property will be required to
execute an agreement prepared by Legal Services. Any additional
licenses, permits or approvals which may be required for the
facility’s operation must be obtained by the tenant or licensee
before the agreement can be approved.

Management and Operation Agreements tequire the groups to be
responsible for day to day operational expenses, including
custodial and garbage removal services, utility charges and minor
repairs. Recreation staff maintain the grounds and Facility and
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Agreements at Market
Value

Property Management staff maintain the facilities.

Lease, license, or management agreements are generally entered

into at Market Value rent. A nominal rent ($2.00) or a reduced

rent may be applied when:

e the agreement is with another level of government; or

e areciprocal agreement has been entered into by the City, such
as an agreement with a school board; or

» the agreement is with a not-for-profit organization that
actively provides services which supplement City services.

Realty Services will consider the potential impact on the heritage
nature of the structure, as well as any capital costs to facilitate the
occupancy by the group before entering into any agreements at
nominal value. Groups which occupy space at nominal rents and
which do not fully utilize the space may be required to share the
space with another group.

PRIVATE BUILDINGS ON PUBLIC LANDS

REFERENCE:

No private individual, or organization, may erect and own a
permanent structure on public lands owned or leased by the City
of Mississauga. However the City may entertain proposals for
public —private partnerships to erect a permanent structure on
lands owned or leased by the City of Mississauga, provided any
such proposal received is reviewed and evaluated by the
appropriate department with respect to design and construction
details, including the provision for ongoing lifecycle
maintenance, to be approved by the Director of Facilities and
Property Maintenance. All proposals will require the approval of
City Council.

Res.98-95 199503 29
GC-08-03 — 2008 11 12 — Major revision, combined policy with
Renting City Property and Private Buildings on Public Lands.



4.4 -24

C o rp orate MISSISSAUGA Policy No. 05-03-01
Page 20 0120

P OI i Cy a n d Effective Date 201309 44

PrOCEdure Supersedes 2008 11 12

LAST REVIEW DATE: April, 2008

CONTACT: For more information, contact Realty Services, Facilities and

Property Management, Corporate Services Department.
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Other Surplus Public Land Disposal Procedures and Opportunities for Affordable Housing

The Federal and Provincial Governments, Region of Peel and local school boards all have
policies in place to regulate the disposal of surplus lands. The availability of these lands for
affordable housing purposes varies by agency and disposition preferences.

Region of Peel

The Region of Peel disposes of its surplus lands in accordance with By-law 23-95 and the
Regional Corporation's policy on Land Acquisition and Land Inventory Management. Surplus
lands (where there is a general demand or market) are first offered to Regional Departments
and the Regional Municipality of Peel Police Services Board. If no expression of interest has
been received within a specified time frame the lands are then offered to:

) the area municipality
0 local boards and/or other public bodies
0 ministries and agents of the Government of Ontario

The Region, through its role as Service Manager, has the ability to express an interest in the
property at market value for affordable housing purposes.

School Boards

The Dufferin Peel Catholic and Peel Public School Boards own considerable property in the city.
When these school sites are no longer required for education purposes there is significant
opportunity to re-purpose or redevelop these properties for a range of community services as
well as affordable housing.

The disposition of surplus school sites is governed by the Education Act, Ontario Regulation
444/98. Under this legislation, the disposal procedure is prescribed a