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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 – 6th 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 

4. MATTERS TO BE CONSIDERED 

4.1. Sign Variance Application 16-1222 (Ward 5) - Sign By-law 0054-2002, as amended 

4.2. PUBLIC MEETING (Ward 5) 
Proposed Amendments to Aircraft Noise Policies in Mississauga Official Plan 
File: EC.07.AIR W5 

4.3. PUBLIC MEETING (Ward 1) 
Application for rezoning to permit a mixed-use development consisting of three 5 storey 
apartment buildings, with two of the buildings containing commercial uses at grade 
fronting Lakeshore Road East and Dixie Road, a 10 storey apartment building and a 4 
unit townhouse block with access onto St. James Avenue, 1345 Lakeshore Road East, 
north of Lakeshore Road East and west of Dixie Road 
Owner: Lago Terrace Developments Inc. 
File: OZ 13/008 W1 

4.4. PUBLIC MEETING (Ward 1) 
1 Port Street East Comprehensive Master Plan Implementation - Proposed Official Plan 
Amendment 
File: CD.21.POR W1 

4.5. INFORMATION REPORT (All Wards) 
Conservation Authorities Act Review 
File: LA.07.CON 

mailto:application.info@mississauga.ca
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4.6. INFORMATION REPORT (All Wards) 

Comments on Provincial Long Term Affordable Housing Strategy Update and Bill 204 
File: CD.06.AFF 
 

4.7. RECOMMENDATION REPORT (Ward 1) 
Proposal to revise the zoning to restrict the height of sloped roof houses and eaves and 
add a maximum house depth regulation for residential properties within Ward 1 not 
subject to infill housing regulations; and to limit the height of flat roof homes for certain 
residential zones in Ward 1 along Hurontario Street not included in By-law 0171-2015 
passed by Council in June, 2015 
File: CD.06.REP W1 
 

4.8. SECTION 37 COMMUNITY BENEFITS AND ADDENDUM SUPPLEMENTARY 
REPORT (Ward 8) 
2550 and 2560 Eglinton Avenue West, Southwest corner of Eglinton Avenue West and 
Erin Mills Parkway 
Owner: Daniels HR Corporation  
File: OZ 13/005 W8 
 
 

5. ADJOURNMENT 
 

 

 

 



 

Date: 2016/08/16 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Ezio Savini, P. Eng, Chief Building Official  

Originator’s files: 
BL.03-SIG (2016) 

Meeting date: 
2016/09/06 
 

 

 

Subject 
Sign Variance Application 16-1222 (Ward 5) - Sign By-law 0054-2002, as amended 

 

Recommendation 
That the following Sign Variances not be granted: 

 

 (a) Sign Variance Application 16-1212 

  Ward 5 

  Aryzta and Konica Minolta 

  5875 Explorer Dr. 

 

 To permit the following: 

 

 (i) Four (4) fascia signs erected on the 3rd storey of the building. 

 

Background 
The applicant has requested a variance to the Sign By-law to permit the installation of four (4) 

fascia signs on the third storey of the building.  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 west side of Explorer Drive adjacent to Highway 401.  The 

applicant is proposing the installation of four (4) fascia signs on the third storey of the building 

whereas Sign By-law 0054-2002, as amended, prohibits fascia signs above the first storey. 

 

The applicant has proposed four new fascia signs on the third storey of the building in support of 

their two major tenants who desire visibility from motorists travelling along both directions of 

Highway 401.  The Sign By-law only permits fascia signs within the limits of the first storey for 
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Originators f iles: BL.03-SIG (2016) 

offices buildings up to three storeys in height.  For office buildings over three storeys in height, 

the Sign By-law permits two additional fascia signs between the limits of the top floor and the 

parapet or roof level, in addition to the fascia signs within the limits of the first storey. 

 

Recognizing the need for visibility, staff has advised the applicant they are willing to support a 

variance to allow fascia signs on the third storey of the two building elevations that are most 

visible (north and west), any additional signage could be incorporated into a ground sign as 

permitted in the By-law.  The applicant is not willing to amend their application to accommodate 

this request.  As a result, staff recommends the application be refused. 

Financial Impact 
None. 

Conclusion 
Allowing the requested variance would set an undesirable precedence for excessive 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 proposed fascia signs 

 

 

 

Ezio Savini, P. Eng, Chief Building Official 

 

Prepared by:   Darren Bryan, Supervisor Sign Unit 
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Date: 2016/08/16 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s files: 
EC.07-AIR 

Meeting date: 
2016/09/06 
 

 

 

Subject 
Proposed Amendments to Aircraft Noise Policies in Mississauga Official Plan 

PUBLIC MEETING 

 

Recommendation 
That the submissions made at the public meeting held on September 6, 2016 to consider 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 received.  

 

Background 

 

Comments 

Financial Impact 
Not applicable. 
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Originators f iles: EC.07-AIR 

Conclusion 

 

Attachments 
Appendix 1:  Report titled “Proposed amendments to Aircraft Noise Policies in Mississauga 

Official Plan” dated June 6, 2016, from the Commissioner of Planning and Building 

 

 

 

 

 

 

 

 

Edward R. Sajecki, Commissioner of Planning and Building 

 

Prepared by:   Sharleen Bayovo, Policy Planner 
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Date: August 16, 2016 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s file: 
OZ 13/008 W1 
 

Meeting date: 
2016/09/06 
 

 

Subject 
PUBLIC MEETING INFORMATION REPORT (WARD 1) 

Applications to permit a mixed use development ranging from 3 - 10 storeys in height 

and containing 336 apartment units, 4 townhouse units fronting onto St. James Avenue, 

2 live/work units and 13 commercial units located at street level, fronting onto Lakeshore 

Road East and Dixie Road and to protect the natural features associated with the 

Applewood Creek 

1345 Lakeshore Road East, northwest corner of Lakeshore Road East and Dixie Road 

Owner: Lago Terrace Developments Inc. 

File: OZ 13/008 W1 

 

Recommendation 
That the report dated August 16, 2016, from the Commissioner of Planning and Building 

regarding the application by Lago Terrace Developments Inc. to permit a mixed use 

development ranging from 3 - 10 storeys in height and containing 336 apartment units, 

4 townhouse units fronting onto St. James Avenue, 2 live/work units and 13 commercial units 

located at street level, fronting onto Lakeshore Road East and Dixie Road under file 

OZ 13/008 W1, 1345 Lakeshore Road East, be received for information. 

 
Report Highlights 
 This report has been prepared for a public meeting to hear from the community. The 

proposed development conforms to the Mixed Use policies of the Lakeview Local Area 

Plan, however, n amendment to the Greenlands designation on the westerly portion of 

the site will be required to reflect the revised delineation of the floodplain that will be 

confirmed once the adjacent Applewood Creek culvert is constructed 

 Community concerns identified to date relate to traffic, overlook and site design 

 Prior to the next report, matters to be considered include the appropriateness of the 

proposed amendment and the satisfactory resolution of other technical requirements, 
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Originator's f ile: OZ 13/008 W1 

including the delineation of the floodplain and other studies related to the project 

 

Background 
The application has been circulated for technical comments and a community meeting was held 

on June 20, 2016. The purpose of this report is to provide preliminary information on the 

application and to seek comments from the community. 

 

Comments 
THE PROPERTY AND THE NEIGHBOURHOOD 

Size and Use 

Frontages:  81.61 m (267.75 ft.) on Lakeshore Road 

East 

125.04 m (410.2 ft.) on Dixie Road 

81.33 m (266.83 ft.) on St. James 

Avenue  

Depth: Approximately 136.0 m (446.2 ft.) 

Gross Lot Area: 1.26 ha (3.12 ac.) 

Existing Uses:  Former Sheridan Ford car dealership 

(now unoccupied) 

 

The property is located in the Lakeview Neighbourhood Character Area which is an established 

residential neighbourhood that consists mostly of detached dwellings. The site is also within the 

Lakeshore Corridor Precinct – Outer Core Area which extends from west of the site to the City’s 

easterly boundary on both the north and south sides of Lakeshore Road East. Lands west of 

Applewood Creek along the north side of Lakeshore Road East are characterized  by apartment 

buildings ranging in height from 7 -10 storeys and a motel. To the east, there is a commercial 

plaza, motel and lands pending redevelopment for a 4 storey mixed use residential and 

commercial project.  Opposite the property, on the south side of Lakeshore Road East, is the 

Small Arms Inspection Building on lands currently owned by the Toronto Region Conservation 

Authority (TRCA) which has historical significance and a future Park 358 (not yet named), 

commonly known as the Arsenal Lands.   

 

The surrounding land uses are: 

North:  Detached homes and Applewood Creek 

East: Commercial plaza (Dixielake Plaza) and detached homes  

South: Arsenal lands, including Small Arms Inspection Building  

West:  Applewood Creek, Green Acres Motel and apartments 

 

Information regarding the history of the site is found in Appendix 1. 
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DETAILS OF THE PROJECT 

The application is to permit a mixed use development with four apartment buildings ranging 

from 4 to 10 storeys in height, with two of the buildings containing commercial uses at grade 

facing Lakeshore Road East and Dixie Road and 3 storey townhouses with access onto 

St. James Avenue. A private condominium road internal to the site is proposed with access onto 

St. James Avenue and Dixie Road (see Appendices 5 and 6). The majority of the parking will be 

located in an underground parking garage. 

 

Development Proposal 

Application 

submitted: 

Received: May 1, 2013 

Deemed complete: June 27, 2013 

Revised: April 18, 2016 

Owner: Lago Terrace Developments Inc. 

Applicant: Glen Schnarr & Associates 

Number of 

units: 

Apartment Units: 336 

Townhouse Units: 4 

Live/Work Units: 2 

Commercial Units: 13 

Existing Gross 

Floor Area: 

2 300 m2 (24,757.00 ft2) 

Former car dealership (now unoccupied) 

Height: 3 - 10 storeys 

Lot Coverage: 46.5 % 

Floor Space 

Index: 

2.23 

Landscaped 

Area: 
35% 

Net Density: 269.8 units/ha (109.2 units/ac.) 

(apartment and townhouse units) 

 

Gross Floor 

Area: 
27 764.0 m2  (298,859 ft2)  

Road type: Private condominium road 

Anticipated 

Population: 

852* 
*Average household sizes for all units (by type) 

for the year 2011 (city average) based on the 

2013 Growth Forecasts for the City of 

Mississauga. 

Parking: 

Resident  

Visitor 

Commercial 

Required 

437 spaces 

68 spaces 

52 spaces 

Proposed 

437 spaces 

68 spaces 

52 spaces 
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Additional information is provided in Appendices 1 to 11. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

LAND USE CONTROLS 

 

The site is located within the Lakeview Neighbourhood Character Area and is designated Mixed 

Use – Special Site 8 and Greenlands in the Lakeview Local Area Plan.  

 

The proposed development is in conformity with the Mixed Use land use designation of the 

Lakeview Local Area Plan. However, through the processing of this application, an amendment 

to the Greenlands designation on the westerly portion of the site, as shown on Appendix 3, will 

be required to reflect the revised delineation of the floodplain that will be confirmed in 

consultation with the Credit Valley Conservation once the adjacent Applewood Creek culvert is 

constructed. 

 

A rezoning is proposed from C4-13 (Mainstreet Commercial) to C4 - Exception (Mainstreet 

Commercial) to permit the proposed mixed use development in accordance with the proposed 

zone standards contained within Appendix 10. The western portion of the property contains a 

greenbelt overlay and will be rezoned to G2 (Greenbelt – Natural Features) to allow for a natural 

regeneration area as a buffer adjacent to the delineation of the valley lands associated with the 

Applewood Creek. 

Image of existing 

conditions 

Rendering of proposed 

mixed use development 
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Detailed information regarding the Official Plan and Zoning is in Appendices 9 and 10. 

 

Bonus Zoning 

On September 26, 2012, Council adopted Corporate Policy and Procedure 07-03-01 – Bonus 

Zoning.  In accordance with Section 37 of the Planning Act and policies contained in the Official 

Plan, this policy enables the City to secure community benefits when increases in permitted 

height and/or density are deemed to be good planning by Council through the approval of a 

development application.  Should this application be approved by Council, the City will report 

back to Planning and Development Committee on the provision of community benefits as a 

condition of approval. 

 

WHAT DID THE COMMUNITY SAY? 

A community meeting was held by Ward 1 Councillor, Jim Tovey on June 20, 2016. 

 

Comments made by the community are listed below. They will be addressed along with 

comments raised at the public meeting in the Recommendation Report, which will come at a 

later date. 

 

 The potential overlook onto the adjacent low density houses 

 The potential for increased traffic using the surrounding local residential streets during peak 

traffic times 

 The appearance of the commercial units ensuring that they have an attractive presence on 

Lakeshore Road East and Dixie Road 

 The redevelopment of these lands should provide for an attractive and upgraded  

streetscape 

 

DEVELOPMENT ISSUES 

Agency comments are summarized in Appendix 7 and school accommodation information is 

contained in Appendix 8.  Based on the comments received and the applicable Mississauga 

Official Plan policies, the following matters will have to be addressed: 

 

 Are the policies and principles of Mississauga Official Plan maintained by this project? 

 Are the proposed Zoning By-law exception standards appropriate? 

 Is the design and functioning of the site sensitive to the surrounding context? 

 Has the delineation of the floodplain line for the Applewood Creek been confirmed in 

response to the construction of the adjacent culvert? 

 Have all other technical requirements and studies related to the project been submitted and 

found to be acceptable? 
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OTHER INFORMATION 

The applicant has submitted the following information in support of the application: 

 

 Planning Justification Report 

 Survey, Concept Plan, Elevations and Rendering 

 Draft Official Plan Amendment and Zoning By-law 

 Phase I Environmental Site Assessment 

 Traffic Impact Study 

 Functional Servicing Report 

 Noise Study 

 Arborist Report and Tree Preservation Plan 

 Draft Zoning By-law Amendment 

 

Development Requirements 

 

There are engineering matters including: grading, servicing and stormwater management which 

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

proceeding on-site, the City will require the submission and review of an application for site plan 

approval. 

 

Financial Impact 
Development charges will be payable as required by the Development Charges By-law of the 

City.  Also the financial requirements of any other external commenting agency must be met. 

 

Conclusion 
All agency and City department comments have been received. The Planning and Building 

Department will make a recommendation on this project after the public meeting has been held 

and the issues have been resolved. 

 

Attachments 
Appendix 1: Site History 

Appendix 2: Aerial Photograph 

Appendix 3: Excerpt of Lakeview Neighbourhood Character Area Land Use Map 

Appendix 4: Existing Land Use and Proposed Zoning Map 

Appendix 5: Concept Plan 

Appendix 6: Building Elevations 

Appendix 7: Agency Comments  

Appendix 8: School Accomodation  
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Appendix 9: Summary of Applicable Mississauga Official Plan Policies 

Appendix 10: Summary of Existing and Proposed Zoning Provisions 

Appendix 11: General Context Map 

 

 

 

 

 

 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building  

 

Prepared by:   David Ferro, Development Planner 
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Appendix 1 
Lago Terrace Developments Inc.  File:  OZ 13/008 W1  
 
 

Site History 
 

 

 November 14, 2012 – Mississauga Official Plan came into force except for those 
site/policies which have been appealed. The subject lands were designated Mixed 
Use – Special Site 18 in the Lakeview Neighbourhood Character Area that allowed 
for a car dealership in addition to the uses permitted under the Mixed Use 
designation. 
 

 May 1, 2013 – Applications for Official Plan Amendment and Rezoning applications 
submitted for the subject property.  

 

 October 14, 2015 – Lakeview Local Area Plan came into force and is applicable to the 
subject property, which designated the subject property Mixed Use – Special Site 8 
maintaining the uses in the Mixed Use designation and adds townhouse dwellings as 
an additional permitted use. The Lakeview Local Area Plan also indicates that for 
lands located within the Lakeshore Corridor Precinct – Outer Core Area, residential 
uses are allowed on the ground floor. The plan also contains “Map 3 – Lakeview Local 
Area Plan Height Limits” that suggests a height range of 2 – 10 storeys for the subject 
property. 
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Appendix 6 

Lago Terrace Developments Inc.  File:  OZ 13/008 W1 

 
Building Elevations 

 

 

Dixie Road Frontage 

Lakeshore Road Frontage 

St. James Avenue Frontage 
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Lago Terrace Developments Inc.  File: OZ 13/008 W1 

 
Agency Comments 

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

Agency / Comment Date 

 

Comment  

 

Region of Peel 
(July 18, 2016) 

Existing 300 mm (12 in.) and 500 mm (20 in.) diameter water 
mains are located on Lakeshore Road East. A 500 mm (20 in.) 
diameter watermain on Dixie Road and a 300 mm (12 in.) 
diameter watermain are located on St. James Avenue. 
 
An existing 250 mm (10 in.) diameter sanitary sewer is located 
on Dixie Road. An existing 250 mm (10 in.) diameter sanitary 
sewer is located on St. James Avenue. An existing 1500 mm 
(60 in.) diameter sanitary sewer is located on Lakeshore Road 
East to which a connection is not permitted due to size and 
function. 
 

Dufferin-Peel Catholic 
District School and Peel 
District School Board 
(July 5, 2016) 

Both School Boards responded that they are satisfied with the 
current provision of educational facilities for the catchment 
area and, as such, the school accommodation condition as 
required by City of Mississauga Council Resolution 152-98 
pertaining to satisfactory arrangements regarding the 
adequate provision and distribution of educational facilities 
need not be applied for these development applications. 
 
If approved, both School Boards require that warning clauses 
with respect to temporary school accommodation and 
transportation arrangements be included in Development and 
Servicing Agreements and all Agreements of Purchase and 
Sale. 
 

Credit Valley Conservation 
(June 28, 2016) 
 

CVC has issued a permit to replace the Applewood Creek 
culvert at Lakeshore Road East.  This may address flooding 
concerns in the area. Prior to recommending approval of the 
proposed Zoning By-Law amendment, CVC staff will require 
supporting documentation that demonstrates that the property 
is not subject to any flooding hazards.  
 
In accordance with CVC policy, CVC staff does not support 
flood plain alterations/cut and fill measures to create additional 
useable area or to accommodate or facilitate development 
unless the proposed modification has been addressed through 
a comprehensive environmental study. 
 
The Applewood Creek culvert and new crossing at Lakeshore 

4.3 - 14



Appendix 7 Page 2 

Lago Terrace Developments Inc.  File: OZ 13/008 W1 

 

Agency / Comment Date 

 

Comment  

 

Road East has not been constructed at this point in time. As 
such, all as-designed flood elevations proposed are subject to 
change based on as-built confirmation once the structure is 
completed.  
 

City Community Services 
Department – Parks and 
Forestry Division/Park 
Planning Section 
(July 22, 2016) 

The site is located directly across the street from future City 
Park P-358 (Not yet named) which is zoned “OS2” (Open 
Space). Orchard Hill Park (P-145) which is located within     
0.3 km (0.19 miles) of the site contains a play structure and is  
zoned “OS1” (Open Space). 
 
It is the Community Services Department understanding that 
the applicant is working with Credit Valley Conservation (CVC) 
and City Transportation and Works Department staff to 
determine the limits of development. The full extent of the 
future greenbelt shall be dedicated to the City for conservation 
purposes. CVC is to confirm the appropriate buffer setback to 
the greenbelt. Additional comments/requirements regarding 
the future greenbelt may be provided at a later date. 
 
Prior to the issuance of building permits for each lot or block, 
cash-in-lieu for park or other public recreational purposes is 
required pursuant to Section 42 of the Planning Act and in 
accordance with City's Policies and By-laws. 
 

City Transportation and 
Works Department 
(July 25, 2016) 

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

 Noise Feasibility Study 

 Grading and Servicing Plan 

 Functional Servicing Report with stormwater 
management  

 Phase II Environmental Site Assessment 

 Slope stability confirmation 

 Traffic Impact Study 
 
Should the development be phased, easements in favour of 
the future condominium corporations or public easements may 
be required. 
 
In addition, this application will require the approval of Credit 
Valley Conservation, in regards to any stormwater 
management requirements, top of bank or slope stability 
issues as well as the flood line limit. 
 
The above aspects will be addressed in detail prior to the 
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Lago Terrace Developments Inc.  File: OZ 13/008 W1 

 

Agency / Comment Date 

 

Comment  

 

Recommendation Report. 
 

Mississauga Transit 
(February 10, 2016) 
 

An on-street stop in front of Building "C" will be required which 
includes a minimum of a 15.0 m (49.2 ft.) clear zone to 
accommodate both 12.0 m (39.4 ft.) and 18.0 m (59.0 ft.) 
articulated buses.  The location of the stop must be set in front 
of Building "C" in order for the stop to be serviced and to allow 
the ability for southbound operators to complete the left turn 
from Dixie Road to Lakeshore Road East.  
 

Other City Departments 
and External Agencies 

The following City Departments offered no objection to the 
application provided that all technical matters are addressed in 
a satisfactory manner: 

 Fire 

 Economic Development 

 Metrolinx 

 Canada Post 

 Bell Canada 

 Heritage Planning 

 Enersource 
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Lago Terrace Developments Inc. File: OZ 13/008 W1 

School Accommodation 

The Peel District School Board 
The Dufferin-Peel Catholic District School 
Board 

 

 Student Yield: 
 
 29 Kindergarten to Grade 5 
 13 Grade 6 to Grade 8 
 16 Grade 9 to Grade 12 
 
 School Accommodation: 
 

Janet I. McDougald 
 
 Enrolment: 457 
 Capacity: 552 
 Portables: 0 
 
 Allan A. Martin Sr. 
 
 Enrolment: 482 
 Capacity: 538 
 Portables: 0 
 
 Cawthra Park S.S. 
 
 Enrolment: 1,318 
 Capacity: 1,044 
 Portables: 5 
 
 

 

 Student Yield: 
 
 12 Junior Kindergarten to Grade 8 
 5 Grade 9 to Grade 12 
 
 
 School Accommodation: 
 

Queen of Heaven 
 
 Enrolment: 410 
 Capacity: 561 
 Portables: 0 
 
 St. Paul C.S.S 
 
 Enrolment: 708 
 Capacity: 807 
 Portables: 0 
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Lago Terrace Developments Inc.  File:  OZ 13/008 W1 

 
Summary of Existing and Proposed Mississauga Official Plan Policies and  

Relevant Mississauga Official Plan Policies 

 

Current Mississauga Official Plan Designation and Policies for the Lakeview 

Neighbourhood Character Area and Lakeview Local Area Plan.  

Majority of the subject property is designated Mixed Use which permits residential, retail store, 

restaurant, commercial parking facility, financial institution, in addition to a host of other commercial type 

uses. However, the Mixed Use designation does not permit self-storage facility, detached and semi-

detached dwellings. The western portion of the subject property is designated Greenlands which permits 

conservation, flood control and erosion management, passive recreational activity and parkland. 

 

In addition, the Lakeview Local Area Plan indicates that notwithstanding the general Mixed Use policies, 

the following policy will apply in the Lakeshore Corridor Precinct – Outer Core area: 

 

 residential uses may be permitted on the ground floor. 

 

The subject property is also designated as Special Site 8 in the Lakeview Local Area Plan which permits 

townhouse dwellings with access on St. James Avenue.  

 

Map 3 – Lakeview Local Area Plan Height Limits indicates a height range of 2 – 10 storeys for the subject 

property. 

 

Relevant Mississauga Official Plan Policies  

Specific 
Policies 

General Intent 

C
h

a
p

te
r 

4
 -
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n

 

Section 4.5 
 
 
 
 
 
 
 

Mississauga will direct growth by: 

 Focusing on locations that will be supported by planned and higher 
order transit, higher density, pedestrian oriented development and 
community infrastructure, services and facilities. 

 Protecting stable areas and natural and cultural heritage; and 

 Achieving balanced population and employment growth. 
Mississauga will complete communities by: 

 Promoting an urban form and development that supports public 
health and active living; 

 Ensuring that communities include or provide easy access to a 
range of uses and services required to meet all or most of the daily 
needs for residents through all stages of their lives; e.g. housing, 
transportation, employment, recreation, social interaction and 
education. 

Mississauga will foster a strong economy by: 

 Supporting existing and future office, industrial, institutional and 
commercial businesses; 

 Promoting new office development in strategic locations; 
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Specific 
Policies 

General Intent 

Section 5.3.5 - 
Neighbourhoods 

…Neighbourhoods are characterized as physically stable areas with a 
character that is to be protected. Therefore, Mississauga’s Neighbourhoods 
are not appropriate areas for significant intensification. This does not mean 
that they will remain static or that new development must imitate previous 
development patterns, but rather that when development does occur it 
should be sensitive to the Neighbourhood’s existing and planned character. 
 
5.3.5.1 Neighbourhoods will not be the focus for intensification and should 
be regarded as stable residential areas where the existing character is to 
be preserved. 
 
5.3.5.3 Where higher density uses are proposed, they should be located 
along Corridors or in conjunction with existing apartment sites or 
commercial centres. 
 
5.3.5.5 Intensification within Neighbourhoods may be considered where the 
proposed development is compatible in built form and scale to surrounding 
development, enhances the existing or planned development and is 
consistent with the policies of this plan. 
 
5.3.5.6 Development will be sensitive to the existing and planned context 
and will include appropriate transitions in use, built form, density and scale. 

Section 6.3 – 
Green System – 
Natural Heritage 
System 

6.3.9 Mississauga’s Natural Heritage System is composed of the following: 
● Significant Natural Areas; 
● Natural Green Spaces; 
● Special Management Areas; 
● Residential Woodlands; and 
● Linkages. 
 
6.3.10 The exact limit of components of the Natural Heritage System will be 
determined through site specific studies such as an Environmental Impact 
Study. 
 
6.3.11 Minor refinements to the boundaries of the Natural Heritage System 
may occur through Environmental Impact Studies, updates of the Natural 
Heritage System, or other appropriate studies accepted by the City without 
amendment to this Plan. Major boundary changes require an amendment 
to this Plan. 
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Specific 
Policies 

General Intent 

Section 9.2.2 – 
Non-
intensification 
Areas 

9.2.2.3 While new development need not mirror existing development, new 
development in Neighbourhoods will: 
 
a. respect existing lotting patterns; 
b. respect the continuity of front, rear and side yard setbacks; 
c. respect the scale and character of the surrounding area; 
d. minimizing overshadowing and overlook on adjacent neighbours; 
g. be designed to respect the existing scale, massing, character and 
grades of the surrounding area. 
 
9.2.2.6 Development on Corridors will be encouraged to: 
 
a. assemble small land parcels to create efficient development parcels; 
b. face the street, except where predominant development patterns dictate 
otherwise; 
c. not locate parking between the building and the street; 
d. site buildings to frame the street and where non-residential uses are 
proposed to create a continuous street wall; 

Section 11.2.6 
Mixed Use 

11.2.6.2 Lands designated Mixed Use will be encouraged to contain a 
mixture of permitted uses. 
 
11.2.6.3 Mixed Use development will be encouraged through infilling to 
consolidate the potential of these areas and to restrict their linear extension 
into stable, non-commercial areas. 
 
11.2.6.4 Residential uses will be combined on the same lot or same 
building with another permitted use. 
 
11.2.6.5 Residential uses will be discouraged on the ground floor. 
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Section 6.2 
Neighbourhood 
Character areas 
 
 
 
 
 
 
 
 
Section 6.3 
Lakeshore Road 
Corridor 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Neighbourhoods are stable areas, primarily residential in nature and not 
expected to experience significant change. Where corridors traverse 
through Neighbourhoods, intensification may occur along corridors where 
appropriate. 
 
6.2.1 Intensification will be through modest infilling, redevelopment along 
the corridors, or on commercial sites. 
 
6.2.3 Intensification will be sensitive to the existing character of the 
residential areas and the planned context. 
 
The principal document identifies Lakeshore Road East through Lakeview 
as a Higher Order Transit Corridor. This corridor will accommodate 
multimodal transportation facilities and a mix of commercial, office, 
residential and cultural uses. 
 
Development in the Lakeshore Corridor Precinct should have regard for the 
character of the Neighbourhoods, providing appropriate transitions in 
height, built form, and density. 
 
6.3.1 Intensification will occur through infilling or redevelopment. 
 
6.3.2 Intensification will be sensitive to the existing and planned context of 
the corridor and adjacent residential uses. 
 
6.3.3 Intensification will address matters such as: 
 
a. contribution to a complete community; 
b. contribution to the mainstreet character; 
c. respecting heritage; and 
d protecting views to the waterfront. 
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Section 10.3 
Lakeshore 
Corridor  
 

10.3.4 Development along Lakeshore Road East is encouraged to be two 
to four storeys in height; however, some sites will be permitted building 
heights greater than four storeys as shown on Map 3. 
 
10.3.5 Appropriate transition to adjacent low density residential will be 
required. 
 
10.3.6 To promote a pedestrian friendly mainstreet environment, street 
related commercial uses will front onto and be located along Lakeshore 
Road East. Development should address the following, among other items: 
 

a. maintaining an appropriate average lot depth for mainstreet 
commercial; 

b. buildings should be closely spaced with minimal breaks to ensure a 
continuous building or street frontage; 

c. buildings should incorporate active uses at grade, in order to 
animate the public realm and pedestrian environment; and 

d. building entrances should be located along and face Lakeshore 
Road East, and should be clearly identifiable with direct access 
from the sidewalk. 
 

10.3.7 Development will provide an appropriate streetscape treatment of 
the public realm that supports pedestrian activity and provides an attractive 
character to the street. This may include, among other things: 
 

a. landscaping and planting; 
b. street furnishings; 
c. public art; 
d. quality building materials; and  
e. building design elements and features including 

f. articulated rooflines such as parapets and towers. 
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Summary of Existing and Proposed Zoning Provisions 

 

Existing Zoning By-law Provisions 

 

C4-13 (Mainstreet Commercial), which permits retail store, restaurant, take-out restaurant, 

personal service establishment, financial institution, medical office, office and apartment 

dwelling, among other uses. 

Proposed Zoning Standards 
 

 

  

Existing C4-13 Zoning 
By-law Standards 

Proposed C4 - Exception 
Zoning By-law Standards 

Uses All uses permitted in the 
general C4 zone regulations 

All uses permitted in a C4 
zone, with the additional uses 
such as: Retirement Dwelling, 
Art Gallery, Museum and 
Outdoor Patios. The following 
uses are subtracted from the 
uses permitted in a C4 zone: 
Veterinary Clinic, Animal Care 
Establishment, Funeral 
Establishment  

New Definition N/A "Live/Work Unit" shall only be 
located within the first storey 
of the identified buildings 
within the site exception 
schedule and have the main 
front entrance facing 
Lakeshore Road East and 
Dixie Road. 

Maximum Floor Space Index N/A 2.3 

Maximum G.F.A. Non-
Residential 

N/A 1 300 m
2 
(13,993.1 ft

2
) 

Maximum Height 3 Storeys 10 Storeys 

Loading Space for 
Commercial Uses 

1 Space 0 Spaces 

Minimum Landscaped Area N/A 35% 

Minimum Separation 
Distances to Residential 
Zones 

60 m for restaurants and take-
out restaurants 

Table 2.1.2.1.1 Lines 1.0 and 
3.0 shall not apply 

Parking Standards Varies depending on use Mixed Use Development 
Shared Parking formula 

See applicant’s draft Zoning By-law for all requested provisions. 
Further Zoning By-law regulations required will be identified following further studies. 
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Date: August 16, 2016 

To: Chair and Members of Planning and Development 
Committee 

From: Edward R. Sajecki, Commissioner of Planning and 
Building 

Originator’s file: 
CD.21.POR

Meeting date: 
2016/09/06 

Subject 
PUBLIC MEETING INFORMATION REPORT 

1 Port Street East Comprehensive Master Plan Implementation - Proposed Official Plan 

Amendment - Public Meeting 

Recommendation 
1. That the submissions made at the Planning and Development Committee Public Meeting

held on September 6, 2016, regarding the report titled “1 Port Street East

Comprehensive Master Plan Implementation - Proposed Official Plan Amendment -

Public Meeting,” dated August 16, 2016, from the Commissioner of Planning and

Building, be received.

2. That staff report back to Planning and Development Committee on the submissions

made from the public, and comments made from circulated departments and agencies,

regarding the proposed changes to the Mississauga Official Plan to implement the 1 Port

Street East Comprehensive Master Plan

Background 
Under the banner of Inspiration Port Credit (IPC), staff led a comprehensive community 

engagement process and obtained technical expertise to develop a Master Plan and draft 

Official Plan Amendment (OPA) for 1 Port Street East.  This site is owned by Canada Lands 

Company and is currently operating as the Port Credit Harbour Marina (PCHM).  The Master 

Plan was approved by Council on June 8, 2016.  At the same meeting, Council directed staff to 

hold a public meeting to consider the draft OPA as required under the Planning Act.  This 

statutory public meeting, supported by the information in this report, represents the next step in 

the process. 
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Comments 

OFFICIAL PLAN 

The draft OPA (Appendix 1) intends to implement the vision and guiding principles of the Master 

Plan, creating an iconic and vibrant waterfront at 1 Port Street East.  It provides guidance on 

matters of critical importance such as land use, urban design, transportation, phasing, 

environmental sustainability, and implementation tools.  Highlights of the draft OPA are 

described below. 

 

Land Use 

 Enables marina and marina related uses as part of the “Mixed Use” designation, helping 

to protect for the key marina element of the site. 

 Enables the development of two parks:  Arrival Park and Destination Park. 

 Enables a continuous waterfront promenade. 

 Much of the site will remain as “Mixed Use,” and the amendment proposes policy 

changes intended to incentivize an active balance of uses on the site. 

 Requires a minimum area for ground floor non-residential uses to help activate the street 

life of the site. 

 Requires office space on the site to help deliver a live-work neighbourhood. 

 

Urban Design 

 Consideration of a landmark building on the site, which would be subject to a design 

competition. 

 A building height regime with taller buildings along Port Street East stepping down to the 

water (with the exception of the landmark building). 

 Supports an urban mixed-use context near to the Port Credit Mobility Hub by proposing 

reduced parking standards and ensuring that parking facilities are appropriately 

designed to create the vibrant urban street life intended for the site. 

 

Transportation 

 Supports the creation of an urban waterfront neighbourhood through a street network of 

smaller blocks. 

 Alternative design standards for the street network to enhance the urban character, 

further creating spaces that prioritize pedestrians and cyclists. 

 

Environment 

 Directs all development on the site to be designed for minimum LEED Gold standard. 

 Includes measures that contribute to the health of the environment and promote 

innovative green infrastructure. 

 Alternative energy requirements, suggesting either a District Energy system or other on-

site alternative energy systems. 
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Staging of Development 

 Allows for existing marina related businesses to continue to operate until appropriate 

infrastructure is in place to allow uninterrupted use. 

 Mitigation of site contamination issues prior to development. 

 Development will be considered in increments, and non-residential uses will be 

incorporated into these increments. 

 

Implementation 

 Suggests priorities for the consideration of possible community benefit opportunities 

under Section 37 of the Planning Act, including: 

- Marina facilities 

- Affordable housing 

- Public art  

- Streetscape improvements  

- Alternative energy systems serving the Port Credit community. 

 

BUILT FORM GUIDE 

The draft OPA also includes proposed changes to the Port Credit Local Area Plan’s Appendix 1: 

Built Form Guide.  These changes will ensure that the future built form at 1 Port Street East is 

consistent with the Master Plan, which creates a distinct urban waterfront neighbourhood.  As 

the Built Form Guide is not part of the Official Plan, these changes are not subject to a formal 

amendment. 

 

NEXT STEPS 

 Staff review of comments/submissions from the public and stakeholders regarding the 

draft OPA. 

 Continued work with CLC to identify mechanisms to protect for a future marina. 

 Report to Council on the satisfactory arrangements for the continuation of a marina at 

the site prior to recommending approval of the OPA. 

 Staff to continue to investigate the possible use of a Development Permit System. 

 Staff to continue to explore partners, funding, and mechanisms for affordable housing on 

the site. 

 Detailed phasing plan, site plan, and development applications will be submitted to the 

City for evaluation. 

Strategic Plan 
This project addresses the visionary action of the “Prosper” pillar to create a model sustainable 

community on the waterfront. 
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Financial Impact 
Not Applicable 

 

Conclusion 
The proposed amendment to Mississauga Official Plan is intended to implement the 1 Port 

Street East Comprehensive Master Plan. The public meeting provides members of the 

community the opportunity to provide comments on the proposed changes. A report on 

comments will be brought back to Planning and Development Committee for final consideration. 

 

 

Attachments 
Appendix 1: Draft Official Plan Amendment. 

 

 

 

 

 

 

 

Edward R. Sajecki, Commissioner of Planning and Building 

 

Prepared by:   Ruth M. Marland, MCIP, RPP, Strategic Leader 
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Appendix 1 – Draft Official Plan Amendment 

1 Port Street East 

Draft Amendments to Mississauga Official Plan and Port Credit Local Area Plan 

Amendments to Mississauga Official Plan 

• Amend Chapter 8 Create a Multi-Modal City to add Policy 8.2.2.9 as follows:

Multi-modal connections are intended to be shared streets that accommodate, where feasible, pedestrian and cycling routes primarily, with a secondary purpose of 

providing vehicular access, including for emergency and service vehicles. The connections are typically absent of traffic control devices. The speed of vehicular traffic 

movement is substantially reduced, which encourages users of the space to negotiate through passage.  Design emphasis is placed on a high quality pedestrian and 

cycling environment. 

INSERT FIGURE (PICTURE OF A SHARED STREET), WITH THE FOLLOWING CAPTION: Multi-modal connections, intended to be shared streets, are absent of traffic 

control devices and reduce the speed of vehicular movement.  This is achieved through design changes such as surface treatments, materials, textures, lighting and 

the use of minimum radii and lane widths, together with features which introduce intrigue, interest, uncertainty and promote an intelligent response to risk among 

pedestrians, cyclists and drivers. There is less reliance on signs, signals, road markings, curbs, barriers and other features which imply predictability, standardization 

and consistency. 

• Table 8-4: Road Classification – Local Roads, second table, of Chapter 8 Create a Multi-Modal City, be amended by adding the following:

Character Area Street Jurisdiction R-O-W Range** 

# Port Credit 

Community Node 

Port Street East (from 

Stavebank Road to Helene 

Street) 

Mississauga 20-28 m 

Port Credit 

Community Node 

Unnamed Street (North-South 

Spine) 

Mississauga 17-25 m 

• Policy 11.2.6.1 be amended to allow the following use:

o. maker spaces

• Chapter 20 Glossary be amended to add the following:

Maker Spaces means premises, such as community or artisan workshops or community studios, used for producing or making custom-made goods in limited quantities, 

using techniques that do not involve mass production.  The use of these premises and equipment may require a fee. 

• Amend Schedule 1: Urban System to be consistent with Map 1 to OPA_

• Amend Schedule 1a: Urban System – Green System to be consistent with Map 2 to OPA_ Amend Schedule 4: Parks and Open Spaces to be consistent with Map 3 to

OPA_

• Amend Schedule 7: Long Term Cycling Routes to be consistent with Map 4 to OPA_

• Amend Schedule 10: Land Use Designations to be consistent with Map 5 to OPA_ to redesignate portions of the Mixed Use designation to Public Open Space and

Greenlands to Public Open Space.

Amendments to Port Credit Local Area Plan 

• Section 10.2.4 Harbour Mixed Use Precinct

1st Paragraph – be amended as follows: 

“…Development will be at a lower overall scale than the Central Residential Precinct and will step down towards Lake Ontario, except for landmark sites identified in this 

Area Plan.” 

3rd Paragraph to be deleted and replaced with the following: 

The marina lands south of Port Street have redevelopment potential. A comprehensive Master Plan was undertaken for the property municipally known as 1 Port Street 

East, which incorporates extensive public input provided through numerous consultation sessions and used as the basis for site specific policies. The Master Plan can 

inform development on the subject lands and provides information on how the policies of this Area Plan may be implemented. 

New policy be added as follows: 

10.2.4.5 It is envisioned that the lands municipally known as 1 Port Street East is developed for an iconic and vibrant waterfront neighbourhood and destination with a full 

service marina that achieves the following: 

a. is woven into the fabric of Port Credit and the city;

b. supports the overall vision of Port Credit as an evolving waterfront village;

c. celebrates the site’s unique urban waterfront context;

d. promotes development that is financially viable and economically sustainable;

e. provides for a mix of uses including, residential, office and retail, including indoor and outdoor markets, and maker spaces;

f. links the marine and cultural histories of the site together; and

g. draws people to the water’s edge to live, work, make, learn, shop and play.

• Section 13.0 Special Sites, Special Site 8 be deleted and replaced with the following:

13.1.8 Site 8 

Insert new Site Map to reflect Areas (See separate document with marked up map) 

13.1.8.1 The lands identified as Special Site 8 are located south of Port Street East and east of the Credit River and is municipally known as 1 Port Street East. 

General Policies 
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13.1.8.x Affordable housing will be provided in accordance with the City of Mississauga’s affordable housing policies. 

 

13.1.8.x The overall floor space index (fsi) will be between 2.0 and 2.5. 

 

Land Use - Open Space 

13.1.8.x  A continuous water’s edge promenade linking JJ Plaus Park with the Waterfront Trail and St. Lawrence Park will be provided, and will be generally a minimum of 

15 metres in width. 

 

13.1.8.x Area D1 will be the full width of the pier from JJ Plaus Park to the water’s edge (inside of the water’s edge promenade). Its northern boundary will be a minimum 

of 60 metres from the water’s edge, and its minimum area will be 0.3 ha exclusive of the waterfront promenade and adjacent streets. 

 

13.1.8.x Area D2 will have open street frontages on three sides, be a minimum of 40 metres in its east-west width, and will have a minimum area of 0.13 ha. 

 

13.1.8.x The existing Breakwater/Ridgetown is designed primarily as engineered structures to protect the marina basin and are currently not in a form that would permit 

public use. Further studies, such as engineering and design, will be required and prepared to the satisfaction of the City and appropriate conservation authority 

before the area can become integrated as part of the open space network for additional trails and lookouts along the water.  

 

13.1.8.x The City, in partnership with Credit Valley Conservation and other agencies having jurisdiction, will explore the feasibility of potential limited lake fill 

opportunities adjacent to or within the open space area, including associated habitat improvements. 

 

13.1.8.x Notwithstanding the Public Open Space land use designation, accessory buildings will be less than 500 m2 of gross floor area. 

 

13.1.8.x A detailed Pedestrian Realm Network Master Plan will be prepared to identify and confirm the design of the various open space elements, including the design of 

any accessory buildings or structures. 

 

13.1.8.x Notwithstanding the policies of this Plan, the following additional uses are permitted within Area D: 

a. marina facilities, including floating docks and boat slips, fuel dock and pump-out station, boat repair facilities, and ancillary equipment; and 

b. on-site winter boat storage.  

 

Land Use – Mixed Use 

13.1.8.x Notwithstanding the policies of this Plan, the following additional uses are permitted in Area C: 

a. marina facilities, including floating docks and boat slips, fuel dock and pump-out station, boat repair facilities, and ancillary equipment; and 

b. on-site winter boat storage. 

 

13.1.8.x The proposed boat repair facility will be located adjacent to Port Street East, and within the eastern half of Area C. 

 

13.1.8.x The equivalent of a minimum of five percent of the total gross floor area (gfa)will be provided for at-grade, non-residential uses in Areas A and B. Retail and 

service commercial uses will be limited in size to a maximum of 3,800 m
2
 per individual business. 

 

13.1.8.x A minimum of 6,000 m
2
  of office space will be provided in stand-alone or mixed use buildings. A maximum of 20 percent of the proposed gfa for office space 

may be developed at-grade in any individual building. The remainder of the proposed office space is to be located on floors above-grade. 

 

13.1.8.x Retail and service commercial uses are required at-grade in Area B for all buildings with frontage adjacent to Port Street East or adjacent to Area D. 

 

Urban Design 

13.1.8.x Parking facilities located above grade and adjacent to the street system will be entirely screened by “liner” buildings incorporating a mix of uses between the 

parking structure and street space. 

 

13.1.8.x Parking requirements for the Site will be reduced in recognition of its urban mixed use context. Appropriate parking standards will be implemented by the zoning 

by-law. 

 

13.1.8.x Buildings on Areas B1 and B2 may be joined together over top of the multi-modal connection, by an above grade arcade. The arcade element must be a 

minimum of 4-storeys above grade, and will span a minimum of 15-17 metres, at least matching the right-of-way width of the multi-modal connection. 

 

13.1.8.x The City will consider the potential for a landmark building with a maximum height of 22 storeys or 77 metres, whichever is less, on Area A1. 

 

Transportation 

13.1.8.x A fine grained street system will be developed consistent with Map X: Street System. 

 

13.1.8.x The City may consider increased or decreased right of way widths and alternative design standards to achieve specified community design objectives for all 

streets. Changes to right of way widths will require an official plan amendment. 

 

Environment 

13.1.8.x Development on the site will be designed to meet the minimum LEED Gold standard. 

 

13.1.8.x All development will contribute to the health of the environment and promote innovative infrastructure by incorporating measures such as: 

a. active transportation, and include facilities for pedestrian, cyclists, transit and vehicles; 

b efficient and sustainable water, waste water and stormwater management systems; 

c. site or area specific district energy and/or deep lake cooling  systems; 

d. renewable energy components in all development; 

e. innovative garbage collection and utility delivery strategies;  

f. installing green roofs or white roofs; and 

g. installation of light-coloured paving material or any paving material with a solar reflectance index of at least 29. 

 

13.1.8.x The development of a district energy system will be encouraged in the area or on the site. Where a district energy system is not provided, all development will 

be required to include on-site renewable or alternative energy systems which produce 25 percent of projected energy use. 

 

Staging of Development 

13.1.8.x The staging of development on the site will be required to ensure the following:  

a. the need to mitigate existing site contamination issues, prior to any development; 

b. that the existing marina-related businesses can continue to operate, until alternative and appropriate building spaces and infrastructure are developed to 
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accommodate their continued and uninterrupted operation; and 

c. the requirement that new development incorporate office floor space and other non-residential floor space in conjunction with the development of new residential 

dwelling units. 

 

13.1.8.x Mississauga will consider development applications on the site in increments of a maximum of 30,000 m
2
 of gfa. 

 

13.1.8.x New development on Areas A4 and B4 will not be permitted until other site requirements have been provided and are available on-site or elsewhere in the 

city, including the following:  

a. appropriate marina-related infrastructure; 

b. office; 

c. retail and service commercial floor space; and  

d. boat repair facility. 

 

Implementation 

13.1.8.x In determining community benefit accrued under Section 37 of the Planning Act, the following priorities will be considered: 

a. improvements to the components to the public open space; 

b. improvements to the marina facilities; 

c. improvements to streetscape; 

d. public art installations; 

e. establishment of new non-profit community or cultural services and facilities, including child care, library facilities, maker spaces, artist workshops, gallery spaces 

and/or performance spaces; 

f. provision of dedicated affordable housing units; 

g. achievement of criteria for LEED Platinum status; and/or 

h. provision of district energy and/or deep lake cooling systems that serve the broader Port Credit community. 

 

• Section 14.0 Implementation, Policy 14.4 is deleted and replaced with the following: 

Prior to development, a master plan for the former refinery will be prepared to the City’s satisfaction. 

 

• Amend Schedule 2B Port Credit Community Node Height Limits to be consistent with Map 6 to this amendment. 

 

  

4.4 7



4 

 

Appendix 1: Built Form Guide 

 

2.3.4 Harbour Mixed Use Precinct 

 

Delete the 3rd paragraph and replace with the following: 

 

Buildings on the 1 Port Street East site (Special Site 8) have been comprehensively planned and considered as a distinct, urban waterfront neighbourhood. The site is 

intended to be iconic and vibrant with a full service marina. Notwithstanding the direction provided in this Built Form Guide, all development on Special Site 8 shall be 

informed by, and generally consistent with the relevant information included within the 1 Port Street East Comprehensive Master Plan (May 2016). 
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Location Map 
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Map 1 to OPA_: Excerpt of Schedule 1 Urban System 

 

 

 

 
Map 2 to OPA_: Excerpt of Schedule 1a Urban System – Green System 

 

 

 

 
Map 3 to OPA_: Excerpt of Schedule 4 Parks and Open Spaces 
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Map 4 to OPA_: Excerpt of Schedule 7 Long Term Cycling Routes 

 

 

 

 
Map 5 to OPA_: Excerpt of Schedule 10 Land Use Designations 
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Map 6 to OPA_: Schedule 2B Port Credit Community Node Heights 
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Map 7 to OPA_: Street System 
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Date: August 16, 2016 

To: Chair and Members of Planning and Development 
Committee 

From: Edward R. Sajecki, Commissioner of Planning and 
Building 

Originator’s files: 
LA.07.CON 

Meeting date: 
September 6, 2016 

Subject 
Information Report (All Wards) 

Conservation Authorities Act Review 

File: LA.07.CON 

Recommendation 
That the report titled, “Conservation Authorities Act Review” from the Commissioner of Planning 

and Building dated August 16, 2016 be approved and forwarded, by the City Clerk, to the 

Ministry of Natural Resources and Forestry, Region of Peel, City of Brampton, Town of Caledon, 

Conservation Halton, Credit Valley Conservation and Toronto and Region Conservation 

Authority. 

Background 
The Ministry of Natural Resources and Forestry (MNRF) is updating the Conservation 

Authorities Act (CA Act) legislation, regulatory and policy framework. The review is being 

conducted in three stages, as shown in Figure 1. The first stage was initiated in July 2015 with 

the release of a discussion paper to solicit input on the roles and responsibilities, funding 

mechanisms and governance of Conservation Authorities. Comments to the MNRF on the 

discussion paper were presented in a report to the Planning and Development Committee on 

October 26. 2015. The report can be viewed at 

http://www7.mississauga.ca/documents/agendas/committees/pdc/2015/10-26-2015_-

_PDC_Agenda.pdf. 

FIGURE 1: THE CONSERVATION AUTHORITIES ACT REVIEW PROCESS 

The current, second stage, involves consultation on proposed priorities for updating the 

legislative, regulatory and policy framework that governs the creation, operation and activities of 

conservation authorities, and introduces actions being considered by the MNRF in support of 

achieving these priorities. The priorities are outlined in a consultation document, “Conserving 
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Our Future, Proposed Priorities for Renewal”, available at 

http://apps.mnr.gov.on.ca/public/files/er/conserving-our-future-proposed-priorities-for-

renewal.pdf 

The last stage of the review will involve consultation on specific proposed changes to the 
existing legislation, and regulatory and policy framework. 

Comments 
In consultation with staff from Community Services, Planning and Building, and Transportation 

and Works, comments on the five priorities and actions, outlined in the consultation document, 

were prepared and are outlined in this report. 

Priority #1: Strengthening Oversight and Accountability in Decision-making 

Strengthening oversight and accountability provisions in the CA Act is intended to formalize 

practises across all conservation authorities and ensure that conservation authority programs 

and services are governed in a fair and transparent manner that reflects modern best 

management practises for board operations.  Actions include adding a purpose statement to the 

act and regulations, defining the roles and responsibilities of all parties and updating processes 

and requirements for the establishment, amalgamation, enlargement and dissolution of a 

conservation authority. 

The actions proposed under Priority #1 reflect the City’s comments on improvements to the 

governance of conservation authorities.  The City’s recommendations on the creation of 

conservation authorities throughout Ontario and the geographic land area of a municipality to 

consider representation on the Board of Directors, should be given further consideration when 

the requirements for the establishment, amalgamation, enlargement and dissolution of a 

conservation authority are being determined for future consultation. 

Priority #2: Increasing Clarity and Consistency in Roles and Responsibilities, Processes and 

Requirements  

Increasing clarity and consistency in roles and responsibilities is intended to provide all parties 

with greater certainty in the roles and responsibilities conservation authorities are expected to 

carry out on behalf of the Province and partner municipalities and, where appropriate, promote 

greater consistency in the delivery of these programs and services. Actions include delineating 

between Provincially mandatory programs and services and local optional services, providing 

clarity and consistency in applying regulations and providing Provincial policy direction. 

The City’s recommendations on updating conservation authorities mandate, core programs and 

discretionary have been addressed in the actions proposed under Priority #2. 
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Priority #3: Improving Collaboration and Engagement Among All Parties Involved in Resource 

Management  

Improving collaboration and engagement is intended to support conservation authorities in their 

efforts to coordinate programs and services among themselves and with the Province and to 

formalize best management practises for engaging with Indigenous Peoples, stakeholders and 

members of the public. Actions include establishing a Provincial one-window led by MNRF for 

programs and services delivered at the watershed planning scale, developing an enhanced 

business relationship with Conservation Ontario and ensuring board decisions are informed by 

an appropriate diversity of views and perspectives reflective of local interests. 

The actions proposed under Priority #3 reflect the City’s recommendation that a coordinating 

agency be charged with the responsibility of ensuring conservation authorities employ 

consistent science based policies, methods, standards and protocols. If the MNRF intends to 

provide a one-window approach, resources and funding should be committed to this function to 

provide services in a responsive manner. 

Priority #4: Modernizing Funding Mechanisms to Support Conservation Authority Operations 

The Province is proposing to update funding mechanisms to enhance their efficiency and 

effectiveness and ensure that appropriate measures for fiscal accountability are in place. 

Proposed actions include enhancing clarity, consistency and accountability in the use of 

municipal levies and in the development and use of user fees and generated revenue, and 

improving clarity in the use of Provincial funding processes.  

The actions under Priority #4 reflect the City’s recommendations that conservation authorities 

present annual updates regarding their priorities, achievements and budget to municipalities 

within their jurisdiction. The City’s recommendation that the Province provide stable funding to 

conservation authorities for core programs delivered in the Provincial interest has been 

acknowledged, however it isn’t apparent how the action of clarifying the use of Provincial 

funding processes will result in stable funding to conservation authorities.  

Priority #5: Enhancing Flexibility for the Province to Update the Conservation Authorities Act 

Framework in Future  

Greater flexibility within the CA Act to formally delegate the delivery of programs and services 

by the Minister is proposed to respond to future changes in the framework and conditions for 

resource conservation and management in Ontario resulting from increases in population and 

density and new challenges such as climate change. The actions being considered include 

giving the Minister the authority to develop additional natural resource conservation and 

management programs and services, and the delegation of programs and services to 

conservation authorities, other public bodies, not-for-profit organizations, municipalities and 

other Ministries. 
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The need to provide greater flexibility for the Minister in administering the CA Act was not 

identified in the review of the discussion paper. Although it is not evident that this is a necessary 

improvement to the legislation, provided that there is clear Provincial policy direction to guide on 

appropriate future changes which are within the mandate of the legislation, this change can be 

supported. 

Financial Impact 
Not applicable. 

Conclusion 
The MNRF has proposed a comprehensive set of priorities and supporting actions which 

capture key opportunities for improving the roles and responsibilities, funding mechanisms and 

governance of conservation authorities under the CA Act.   

Future proposed changes for updating the legislative, regulatory and policy framework that 

governs the creation, operation and activities of conservation authorities should further address 

stable funding for Provincially mandated conservation authority programs, criteria for creating 

conservation authorities and a clear Provincial policy direction.   

Edward R. Sajecki, Commissioner of Planning and Building 

Prepared by:   Eva Kliwer, Policy Planner 
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Date: 2016/08/16 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s files: 
CD.06.AFF 

Meeting date: 
2016/09/06 
 

 

 

Subject 
Information Report (All Wards) 

Comments on the Provincial Long-Term Affordable Housing Strategy Update and  

Bill 204: Promoting Affordable Housing Act, 2016 

File: CD.06.AFF 

 

Recommendation 
That the report titled, “Comments on the Provincial Long-Term Affordable Housing Strategy 

Update and Bill 204: Promoting Affordable Housing Act, 2016” from the Commissioner of 

Planning and Building, dated August 16, 2016, be received and forwarded by the City Clerk to 

the Ministry of Municipal Affairs, Ministry of Housing and Region of Peel. 

Report Highlights 
 In March 2016, the Province released the Long-Term Affordable Housing Strategy (LTAHS) 

update. The LTAHS takes bold steps to continue to transform the housing system in 
Ontario. The update reflects current realities, new research and incorporates best practices.  
 

 To support the initiatives in the LTAHS, the Province also introduced Bill 204: Promoting 
Affordable Housing Act, 2016. This included amendments to the Planning Act to enable 
municipalities to apply inclusionary zoning (IZ) and changes to the Development Charges 
Act, 1997, requiring development charge exemptions for second units in new homes. 

 

 It is recommended that: 
 

 Flexibility in requiring cash-in-lieu and off-site replacement units be incorporated in IZ 
to ensure units are provided in appropriate developments and the IZ contribution is 
not lost.  

 Clear Provincial direction be provided on a number of matters including program 
targets, units set aside, the use of Section 37, nature of incentives and the municipal 
role in the implementation of IZ in a two-tiered municipal structure. 

 Changes to the Development Charges Act, 1997 and Ontario Building Code are 
supported in principle to remove barriers in the development of second units.  
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 Clarification is required as to when the development charge exemption would apply 

as well as the changes and timing of changes to the Ontario Building Code.  
 

Background 
In March 2016, the Province released the Long-Term Affordable Housing Strategy (LTAHS) 

update.  The LTAHS, initially introduced in 2010, was the first strategy of its kind in Ontario. It 

sought to transform the housing system in the Province to one with greater flexibility and a more 

community-based approach to housing and the delivery of services. The LTAHS update 

continues to take bold steps that reflect current realities, new research and best practices. 

 

The Province held consultation sessions in 2015 to update the LTAHS. The City of Mississauga 

submitted comments on the update in a report titled “Ontario’s Long-Term Affordable Housing 

Strategy Update – Comments” dated June 2, 2015 that included: 

 

 exploring incentives and tools to assist with the development of new affordable housing and 
the development of legal, safe second units; 

 assistance for municipalities in determining the safety conditions of second units in relation 
to right-of-entry for inspection; 

 the Province to lead in the collection of data and monitoring of affordable housing, best 
practices, education programs and a Province-wide registry for second units; 

 advocating for a national affordable housing strategy and the Long Form Census; and, 

 engaging the insurance industry as stakeholders in the creation of legal, safe second units. 
 

The report is available at: 

http://www7.mississauga.ca/documents/agendas/committees/pdc/2015/06-22-2015_-

_PDC_Agenda_1.30pm.pdf.  

 

Pursuant to Council direction, Mississauga staff also met with senior provincial staff to discuss a 

range of common affordable housing initiatives. 

The LTAHS and the City’s Comments 

The LTAHS update has responded to the City’s comments to address the supply of affordable 

housing in a number of ways: 

 

 providing municipalities with additional tools to develop affordable housing, particularly 
purpose-built rental housing, such as IZ; and, 

 exploring additional funding mechanisms to develop legal, safe second units such as the 
expansion of Provincial renovation programs and review of Ontario Building Code 
requirements. 
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The following matters included in the City’s comments have not been addressed: 
 

 assistance for municipalities in determining the safety conditions of second units in relation 
to right-of-entry for inspection; 

 undertaking a leadership role in the availability of data associated with monitoring affordable 
housing, a second unit education program and Province-wide registry of second units; and, 

 engaging the insurance industry as stakeholders in the creation of second units. 
 
Additionally, the City advocated for the reinstatement of the Long Form Census and a National 

Housing Strategy. These matters are the responsibility of the Federal government and have 

been, or are being, addressed. 

 
Bill 204 

 
To support the initiatives in the LTAHS, the Province introduced Bill 204: Promoting Affordable 
Housing Act, 2016 (Bill 204). Bill 204 proposes changes to:  

 

 The Planning Act – IZ is introduced to give municipalities the ability to require affordable 
housing units in development proposals. 

 The Development Charges Act, 1997 – Requires development charge exemptions for 
second units in new homes. 

 The Housing Services Act, 2011 - Requires Regional Service Managers to conduct 
enumeration of persons who are homeless. 

 The Residential Tenancies Act, 2006 – Disallows tenants to be evicted on the grounds that 
they are no longer eligible for rent-geared-to-income programs. 

 

Bill 204 passed first reading in May 18, 2016 and is anticipated to be brought forward for second 

reading in the Fall of 2016. Comments on the draft legislation were requested by August 16, 

2016. Preliminary staff comments have been provided and are attached as Appendix 1 to this 

report.   

Comments 
One of the goals in the LTAHS is to maintain an appropriate and sustainable housing supply. 
This report focuses its commentary on initiatives around this goal, Bill 204 amendments to the 
Planning Act and changes for Second Units (Development Charges Act, 1997 and Ontario 
Building Code).  
 
The focus on housing supply is closely related to the City’s Affordable Housing Program, the 
City’s authority in a two-tier municipal structure and the tools it may employ to address 
affordable housing needs. The remaining goals and legislative changes identified in the LTAHS 
are aimed at the responsibilities of the Regional Service Manager which is the Region of Peel. 

1. Changes to the Planning Act – Inclusionary Zoning 

 
The objective of IZ is to increase the supply of affordable housing while creating inclusive, 

complete communities. Bill 204 proposes to amend the Planning Act to enable municipalities to 
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apply this tool to require affordable housing in development proposals. This is an important 

policy initiative for which the City has advocated. The successful implementation of IZ requires 

that the following principles be addressed: 

 

 IZ should be based on partnerships with stakeholders across the housing continuum and 
include financial programs from senior levels of government or the Service Managers; 

 long-term financial sustainability for new affordable housing units should be maintained; 

 requirements for the contribution of affordable units should be transparent and predicable; 
and, 

 a ‘level playing field’ across municipal jurisdictions in the same housing market area should 
be created. 

 
Appendix 1 provides further details on these matters. 

Housing Affordability Advisory Panel 

 
The IZ proposal was discussed at the meeting of the Housing Affordability Advisory Panel 

(Advisory Panel) held in May 2016. In addition, a special meeting of the Advisory Panel that 

focused on IZ was convened in July 2016 at the request of Provincial staff. The following 

comments emerged from the discussion: 

 

 Provincial direction and clarity is needed on program targets and requirements;  
 the development industry should not be responsible for bearing the cost of IZ; partnerships 

are required with the Province and municipalities to ensure incentives are in place to support 
IZ units; 

 IZ may be combined with Section 37 contributions, provided appropriate incentives are in 
place for developers to be “made whole”; and, 

 cash-in-lieu and off-site unit replacement to fulfill the IZ contribution should be permitted. 
 

Recommendation 
 

 Flexibility in requiring cash-in-lieu and off-site replacement units is recommended. This will 
ensure IZ units are provided in appropriate developments and contributions are not lost.  

 IZ requires clear Provincial direction on a number of matters including program targets, units 
set aside, nature of incentives. Municipalities may not be in a position to provide financial 
incentives. 

 There should be consideration for applying Section 37 with IZ contributions under select 
circumstances such as where current density requirements are up-to-date or where financial 
and other benefits are already in place.  

 Clarity is also required in relation to the municipal role in the implementation of IZ 
requirements in a two-tiered municipal structure.  
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2. Changes to the Development Charges Act, 1997 and Ontario Building Code for 
Second Units 

 

To support second units, which are recognized as being one of the most affordable forms of 

rental housing, the Province is proposing changes to the Development Charges Act, 1997 and 

Ontario Building Code. 

 

Changes to the Development Charges Act, 1997 would prohibit municipalities from imposing 

development charges for second units in new homes. Currently, the construction of a new 

purpose-built second unit within a residential dwelling, pays the small unit development charge 

for the second unit. The City’s development charge is approximately $12,000. This does not 

include development charges collected on behalf of the Region, GO Transit and the school 

boards. Further clarification is required as to whether this would apply primarily in the 

development of second units in a single new home or in the development of a subdivision which 

incorporates homes with second units. 

 

The LTAHS also proposes changes to the Ontario Building Code standards to reduce 

unnecessary costs to build second units. Specific changes and the timing of these changes 

have not yet been identified.  

Recommendation 

 

 Changes to the Development Charges Act, 1997, and Ontario Building Code are supported 
in principle as they will remove barriers to the development of second units. 

 Further clarification is required as to when the development charge exemption would apply. 
Further information is also required in relation to the change and timing of changes to the 
Ontario Building Code. 

Strategic Plan 
The need to address affordable housing requirements originated from 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: 

 

Action 1 –  Attract and keep people in Mississauga through an affordable housing strategy. 

Action 6 –  Expand inclusionary zoning to permit more housing types and social services. 

Action 7 –  Legalize accessory units. 

Financial Impact 
The financial impact of IZ will depend on the direction of IZ regulations and the incentives that 

may be required for its implementation. In addition, the Province has stated that IZ obligations 

and Section 37 benefits should not be combined which could result in a loss of potential 
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community benefits for municipalities. No specific impact can be determined until more specific 

guidelines are available. 

Conclusion 
The City commends the Province on the initiatives to address affordable housing in the LTAHS 

and Bill 204. In particular, the IZ proposal and the removal of barriers to the creation of second 

units are supported, although refinements as outlined in this report would strengthen the 

Province’s initiatives. The City welcomes the opportunity to work in partnership with 

stakeholders across the housing continuum to address affordable housing needs in the 

community. 

 

 

Attachments 
Appendix 1: Letter to Mr. Victor Doyle, Ministry of Municipal Affairs dated August 15, 2016 

 

 

 

 

 

 

 

 

Edward R. Sajecki, Commissioner of Planning and Building 

 

Prepared by:   Emily Irvine, Planner 
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Date: August 16, 2016 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s file: 
CD.06.REP 

Meeting date: 
2016/09/06 
 

 

 

Subject 
RECOMMENDATION REPORT (WARD 1) 

Proposal to revise the zoning to restrict the height of sloped roof houses and eaves and 

add a maximum house depth regulation for residential properties in parts of Ward 1 not 

subject to infill housing regulations, and to limit the height of flat roof homes for certain 

residential zones in Ward 1 along Hurontario Street not included in By-law 0171-2015 

passed by Council in June 2015 

Applicant: City of Mississauga 

File: CD.06.REP 

 

Recommendation 
That the report dated August 16, 2016, from the Commissioner of Planning and Building 

recommending approval of proposed amendments to the Zoning By-law under file CD.06.REP, 

City of Mississauga, be adopted in accordance with the following: 

 

1. That the City-initiated zoning amendments to limit the height of sloped roof houses and 

eaves, add a maximum house depth regulation and to limit the height of flat roof homes 

for certain residential properties in Ward 1 be approved in accordance with the proposed 

zoning standards described in the Information Report and as illustrated in Appendix 2 of 

this report.   

 
Report Highlights 
 At the public meeting in February this year, and a community meeting held by Ward 1 

Councillor Tovey on May 4, 2016, comments were received from area residents both in 

support and in opposition to limiting the height of sloped roof houses and adding a 

maximum house depth regulation 

 No concerns were raised in connection with the proposal to limit the height of flat roof 
homes for certain residential zones in Ward 1 along Hurontario Street not included in 

By-law 0171-2015 passed by Council in June 2015 
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 Staff recommend that the proposed Zoning By-law amendments be approved, as the  
new and revised regulations will assist in addressing compatibility  issues associated 
with new homes and additions in the Port Credit, Lakeview and Mineola neighbourhoods   

of Ward 1 

 

Background 
A public meeting was held by the Planning and Development Committee on February 22, 2016, 

at which time a Planning and Building Department Information Report (Appendix 1) was 

presented and received for information. Recommendation PDC-0010-2016 was then adopted by 

Council on March 9, 2016: 

 

1. That the report dated February 2, 2016, from the Commissioner of Planning and Building 

regarding the proposed amendments to the Zoning By-law for residential areas in the Port 

Credit, Lakeview and Mineola neighbourhoods, be received for information. 

 

2. That the Planning and Building Department report back on any public submissions received 

and make recommendations on the proposed zoning amendments for residential areas in 

parts of Ward 1. 

 

Following the public meeting, a community meeting was held by Ward 1 Councillor Tovey on 

May 4, 2016 to allow another opportunity for community input. Notices were sent by the Ward 1 

office to all residential properties that are affected by the contemplated amendments. At the 

meeting, staff gave a presentation on the proposed Zoning By-law amendments and facilitated a 

question and answer period. Approximately 140 residents attended this community meeting.  

 

In April, the Ontario Municipal Board ordered that the appeal of the Flat Roof By-law 

(0171-2015) be scoped and that the remainder of the By-law come into effect.  A hearing date 

for the site specific appeal was set for November 2016. In May the appeal to the OMB was 

withdrawn and the By-law is now in effect for those properties. 

The Zoning By-law amendment for the Cranberry Cove neighbourhood came into effect 

April 13, 2016 with no appeals.   

 

Comments 
See Appendix 1 – Information Report prepared by the Planning and Building Department. 

 

COMMUNITY COMMENTS 

The issues below are a summary of comments made through written submissions, received at 

the February 22, 2016 public meeting and at the community meeting held on May 4, 2016. 
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Comment 

Concern was raised about the implications on existing homes that do not comply with the 

proposed Zoning By-law regulations. 

 

Response 

Houses that are legally existing but do not comply with the proposed Zoning By-law regulations 

will be considered legal non-conforming, as they were in existence prior to the new regulations 

being adopted and will not be required to be reconstructed or demolished. 

 

Comment 

The maximum house depth should be proportional to the overall size of the lot as the proposed 

maximum 20.0 m (65.6 ft.) house depth will not be effective on smaller lots that exist throughout 

Port Credit and Lakeview. 

 

Response 

The intent of the maximum house depth regulation is to ensure that impacts from new homes 

and additions are minimized with respect to massing, overlook and overshadowing. While this 

regulation focuses on lots with greater depth, a new home or addition cannot extend the full 

depth of a smaller lot because rear and front yard setbacks are still required, thereby minimizing 

the above mentioned impacts. The lot coverage also controls the size of new homes and 

additions.  

 

Comment 

The proposed maximum sloped roof height will significantly reduce the development potential 

on smaller lots. 

 

Response 

The proposed reduction in maximum height for sloped roof houses already exists within 

Clarkson-Lorne Park, Mineola and Streetsville as well as the Cranberry Cove and Hiawatha 

neighbourhoods of Port Credit. New homes and additions that are constructed in these areas 

demonstrate that the proposed maximum sloped roof height allows property owners to design 

new homes and additions that are functional and desirable, while being compatible with the 

surrounding area. 

 

Comment 

The proposed maximum sloped roof height amendment should address the construction of 

mansard type sloped roofs. 

 

Response 

The proposed amendment to reduce the overall height of sloped roof houses is intended to 

minimize negative impacts on the streetscape and neighbouring properties not to prohibit or 

restrict the style of sloped roof that can be constructed. While it is recognized that a mansard 

style, sloped roof can create additional massing within the roofline compared to a traditional 
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sloped roof, the intent of the Zoning By-law is to reduce the height of sloped roofs regardless of 

style to achieve compatibility. 

 

Comment 

Proposing a maximum sloped roof height regulation based on lot frontage should be 

considered. 

 

Response 

The proposed Zoning By-law amendments represent a balanced approach, allowing homes to 

be enlarged while preserving the character of the area and maintaining compatibility of built 

form. Other neighbourhoods of Ward 1 have gone through a similar infill housing exercises, 

including the Cranberry Cove and Hiawatha neighbourhoods, which used the same sloped roof 

height as proposed. The affected properties that are subject to the proposed amendments make 

up the rest of the Ward 1 area and as such, applying a sloped roof height of 9.5 m (31.2 ft.) 

represents a consistent approach across the Ward and has proven to ensure compatibility 

within these existing, low density areas. 

 

Comment 

Site Plan Control should be applied to the subject lands in order to ensure compatible 

development. 

 

Response 

The Site Plan Control process allows staff to review replacement housing projects and assess 

site specific characteristics such as the siting, scale, character, massing, tree preservation, 

grading and driveway location of properties. At any given time, the City is processing 

approximately 150 infill Site Plan applications which require considerable staff resources. The 

fee for an infill Site Plan application is $8,034.00. Other costs may be incurred by the landowner 

for additional required studies such as an arborist report or Conservation Authority review. 

Without restrictive zoning regulations, Planning and Building staff rely on design guidelines. 

Zoning By-law regulations are a more effective tool. 

 

Residents also spoke in support of the proposed Zoning By-law amendments and their 

comments are summarized below: 

 

 New homes and additions that are built to the height and length maximums of the current 

Zoning By-law create major impacts on existing homes that are mostly 1  to 1 ½  storey 

homes 

 Infill development is inevitable but new construction should respect the existing character of 

the neighbourhood and the existing homes that are adjacent to the new developments 

 The proposed new and revised Zoning By-law regulations will ensure new homes and 

additions will be compatible with the existing housing in the affected areas of Ward 1. 
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PLANNING COMMENTS 

 

Official Plan 

Mississauga Official Plan contains a number of policies that address infill development within 

existing and established neighbourhoods. These policies are in the general policy section of the 

Plan and are also in the Lakeview and Port Credit Local Area Plan policies.  

 

Mississauga Official Plan 

Chapter 9, Build a Desirable Urban Form, states that within non-intensification areas 

"Development within Neighbourhoods will be required to be context sensitive and respect the 

existing or planned character and scale of development".  This objective is further supplemented 

by policies that require new development to respect the existing setbacks in these 

neighbourhoods, while minimizing overshadowing and overlook conditions and provide for 

designs that are compatible with the surrounding area in regards to massing, scale and 

character.  Both Port Credit and Lakeview Neighbourhood Character Areas are 

"non-intensification" areas. 

 

Lakeview and Port Credit Local Area Plans 

Section 10.1, Neighbourhoods, of the Lakeview Local Area Plan states that "Neighbourhoods 

are stable residential areas where the existing character is to be preserved and enhanced".  

Neighbourhood policies are intended to reflect a number of objectives, including among other 

things, "to ensure development is sensitive to the existing low rise context and reinforce the 

planned character of the area". Furthermore, the same section indicates in that "Development 

should reflect one to two storey residential building height and will not exceed three storeys".  

Although Map 3, Lakeview Local Area Plan Height Limits, identifies most low density 

neighbourhoods in Lakeview as appropriate for up to 3 storey residential development, zoning 

regulations can be more restrictive to further refine policy intent. 

 

In the Port Credit Local Area Plan, Section 5.2.3 states that "Neighbourhoods are intended to 

recognize areas that are physically stable with a character to be protected. Although stable, 

some change is anticipated. New development does not necessarily have to mirror existing 

development types and densities, however, it will respect the character of the area. The policies 

in this Area Plan and Built Form Guide provide direction for appropriate transitions in built form 

and scale of buildings." 

 

The policies for the North Residential Neighbourhoods (north of Lakeshore Road East) are 

similar to those in Lakeview, and state that "New development is encouraged to reflect 1 to 2 

storey residential building heights and should not exceed 3 storeys." The South Residential 

Neighbourhoods policies are more restrictive, and state that "New development will have a 

maximum height generally equivalent to 2 storeys." Again, it is through the zoning 

regulations that these policies and built form can be refined. 
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Both the Lakeview and Port Credit Local Area Plans contain a Built Form Guide that is attached 

as an appendix. Although these built form standards are not policies and are intended to guide 

applicants, they address specifically how development within existing neighbourhoods shall 

achieve compatibility. The guidelines specifically speak to the preservation of character and 

minimizing negative impacts through appropriate massing and overall built form. 

 

It is clear that Mississauga Official Plan requires new development in existing neighbourhoods 

be compatible. This is reinforced within the Neighbourhoods Section of the Local Area Plans. 

Therefore, the proposed Zoning By-law amendments are appropriate to implement the 

Mississauga Official Plan policies. 

 

Zoning 

Sloped Roof Height, Eave Height and Dwelling Depth 

For reasons outlined in the Information Report (Appendix 1), the proposed amendments to the 

residential zones in Ward 1 that are not subject to the Infill Zoning By-law Regulations are 

appropriate.  The proposed amendments are as follows:  

 the maximum sloped roof height of 9.5 m (31.2 ft.) measured from average grade to the 

highest ridge  

 a maximum eaves height of 6.4 m (21.0 ft.) 

 a maximum dwelling depth of 20.0 m (65.6 ft.). These regulations exist in other areas of the 

City and will ensure increased compatibility between new infill development and the existing 

low density housing in these areas 

 

Flat Roof Height 

When Council passed By-law 0171-2015 to restrict the height of flat roofs, specific residential 

zones were omitted for certain properties located along Hurontario Street. The corresponding 

by-law for the subject amendments will add a maximum height of 7.5 m (24.6 ft.) for a flat roof to 

those properties and will ultimately fulfill the intent of that by-law. 

 

Financial Impact 
Not applicable. 

 

Conclusion 
The proposed Zoning By-law amendments should be approved for the following reasons: 

 

1. The City-initiated amendments will ensure that infill housing development is compatible with 

the existing low density residential areas. 

 

2. The amendments are consistent with the policies contained in Mississauga Official Plan 

and corresponding Local Area Plans. 
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3.    The proposed Exception Zones implement the recommended amendments and are 

consistent with regulations that exist in other areas of the City. 

 

Attachments 
Appendix 1: Information Report 

Appendix 2:  Illustrations of Proposed Zoning By-law Amendments 

 

 

 

 

 

 

 

Edward R. Sajecki, 

Commissioner of Planning and Building 
 
Prepared by:   David Ferro, Development Planner 
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  Appendix 2 
 
 
Illustrations of Proposed Zoning Amendments – Regulation of Height for Sloped Roof 
Dwellings, Eave Height, Dwelling Depth and height for Flat Roof Dwellings  
 

File: CD.06.REP W1 

 
 

 
 

Maximum Sloped Roof Height 
of 9.5 m measured to the 

highest ridge 

Maximum Height of Eaves 6.4 m 
measured from average grade 

Maximum Length of 20.0 m for 
a dwelling unit 

Maximum Flat Roof Height of 
7.5 m 
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Date: August 16, 2016 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s file: 
OZ 13/005 W8 

Meeting date: 
2016/09/06 
 

 

 

Subject 
SECTION 37 COMMUNITY BENEFITS AND ADDENDUM RECOMMENDATION REPORT 

(WARD 8) 

Applications to permit a 19 storey, 342 unit apartment building with retail commercial and 

offices uses on the first 2 floors and 19 townhouse dwellings 

2550 and 2560 Eglinton Avenue West 

Southwest corner of Eglinton Avenue West and Erin Mills Parkway 

Owner: Daniels HR Corporation 

File: OZ 13/005 W8 

 

Recommendation 
That the Report dated August 16, 2016 from the Commissioner of Planning and Building 
recommending approval of the applications and outlining the recommended Section 37 

Community Benefits under File OZ 13/005 W8, Daniels HR Corporation, 2550 and 2560 

Eglinton Avenue West, be adopted in accordance with the following: 

 

1. That notwithstanding that subsequent to the public meeting, changes to the applications 

have been proposed, Council considers that the changes do not require further notice and, 

therefore, pursuant to the provisions of subsection 34(17) of the Planning Act, any further 

notice regarding the proposed amendment is hereby waived. 

 

2. That the application to amend Mississauga Official Plan from Residential High Density to 

Residential High Density - Special Site to permit mixed use development with 

apartments, retail uses, offices and townhouses with an overall FSI of 3.18 for the site be 

approved. 

 

3. That the application to change the Zoning from RA5-34 (Apartment Dwellings) to 

RA5-Exception (Apartment Dwellings) to permit a 19 storey apartment building and 19 

townhouse dwellings and retail commercial and office uses in accordance with the 
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proposed revised zoning standards described in Appendix 3 of this report, be approved 

subject to the following conditions: 

 

(a) That the applicant agree to satisfy all the requirements of the City and any other 

external agency concerned with the development; 

 

(b) Prior to the passing of an implementing zoning by-law for residential development, the 

City of Mississauga shall be advised by the Peel District School Board that satisfactory 

arrangements regarding the adequate provision and distribution of educational facilities 

have been made between the developer/applicant and the School Board for the subject 

development; 

 

(c) That the school accommodation condition as outlined in City of Mississauga Council 

Resolution 152-98 requiring that satisfactory arrangements regarding the adequate 

provision and distribution of educational facilities have been made between the 

developer/applicant and the Dufferin-Peel Catholic District School Board not apply to 

the subject lands. 

 

4. That the sum of $492,667.00 be approved as the amount for the Section 37 Community 

Benefits contribution. 

 

5. That City Council enact a by-law under Section 37 of the Planning Act, to authorize the 

Commissioner of Planning and Building and the City Clerk to execute the agreement with 

Daniels HR Corporation, and that the agreement be registered on title to the lands in a 

manner satisfactory to the City Solicitor, to secure the community benefits contribution. 

6. That the decision of Council for approval of the rezoning application be considered null and 

void, and a new development application be required unless a zoning by-law is passed 

within 18 months of the Council decision. 

 

 
Report Highlights 
 There have been minor changes made to the proposal since the  Recommendation 

Report recommending approval of proposed development was considered by Planning 

and Development Committee on September 8, 2015 and adopted by Council on 

September 16, 2015 

 Staff are satisfied with the changes to the proposal and find it to be acceptable from a 

planning standpoint, and recommend that the applications, as revised, be approved 

 The City is seeking a community benefits contribution under Section 37 of the Planning 

Act, in conjunction with the proponent’s Official Plan Amendment and Rezoning 

applications 
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 The proposal has been evaluated against the criteria contained in the Corporate Policy 

and Procedure on Bonus Zoning, and can be supported subject to the execution of a 

Section 37 agreement 

 The community benefits contribution is $492,667.00 which can be used towards 

upgrades to Crawford Green and JC Pallet Parks, the implementation of new affordable 

housing initiatives, a contribution towards the non-profit 'Backyard Farm and Market' and 

streetscape upgrades  

 

Background 
On September 8, 2015, a Recommendation Report was presented to Planning and 

Development Committee (PDC) recommending approval of Official Plan Amendment and 

Rezoning applications on these lands to permit a 19 storey condominium apartment building 

with retail commercial and office uses on the first 3 storeys and 19 townhouses. These uses 

were in addition to the two 25-storey apartment buildings which are currently under construction 

and approved previously through Site Plan approval.  

 

PDC passed Recommendation PDC-0052-2015 which was adopted by Council on 

September 16, 2015.  As part of the recommendation, staff is to report back to Council on the 

recommended community benefits. 

 

Since the Recommendation Report was presented to PDC, minor changes have been made to 

the proposal. The purpose of this report is address the changes made to the proposal and to 

provide comments and a recommendation with respect to the proposed Section 37 Community 

Benefits.    

 

Comments 
Background information including the September 8, 2015 PDC report, Revised Zoning 

Standards and Revised Excerpt of Land Use Map are attached as Appendices 1 to 3.  

 

Revisions to Development Proposal 

The applicant has made some modifications to the application, as follows: 

 

 The third floor of the building has been converted from office uses to residential units.  Given 

the drop in grade from the west side of the building to the east side, the Erin Mills Parkway 

frontage will continue to present itself as three stories of retail and office uses 

 Notwithstanding this revision, the number of apartment units has been decreased from 346  

to 342 units as a result of changes made to the applicant’s floor plans 

 As a result of the Region of Peel requesting the dedication of a right-of-way increase along 

Erin Mills Parkway, the overall FSI and density increases from 3.15 and 393 units/ha 

(159 units/ac.) to 3.18 and 403 units/ha (163 units/ac.). This increase will not affect the 

actual roadway width but will provide for a wider boulevard space. 
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In addition to these revisions, a few parking stalls which have already been constructed are 

slightly deficient of the standard contained in the Zoning By-law and will be recognized in the 

amending by-law. The proposed revisions to the application do not constitute substantive 

changes to the development. Therefore, it is recommended that no further public notice be 

required. 

 

Section 37 Community Benefits Proposal 

Council adopted Corporate Policy and Procedure 07-03-01 - Bonus Zoning on September 26, 

2012.  In accordance with Section 37 of the Planning Act and policies contained in Mississauga 

Official Plan, this policy enables the City to secure community benefits when increases in 

permitted development are deemed good planning by Council through the approval of a 

development application.  The receipt of the community benefits discussed in this report 

conforms to Mississauga Official Plan and the Corporate Policy and Procedure on Bonus 

Zoning. 

 

"Community Benefits" is defined in the Corporate Policy and Procedure as meaning facilities or 

cash secured by the City and provided by an owner/developer for specific public capital 

facilities, services or matters.  Section 19.8.2 of Mississauga Official Plan provides examples of 

potential community benefits, such as the provision of public art, the provision of multi-modal 

transportation facilities or the provision of streetscape improvements.   

 

Following Council’s approval in principle of the subject applications, Planning staff met with 

Ward 8 Councillor, Matt Mahoney to discuss the possible community benefits relating to the 

proposal.  Discussion was also had with representatives from different departments in the City 

as well as the owner. Based on the discussions, four possible uses were established for the 

contribution.  

 

Daniels HR Corporation has had success with affordable housing initiatives in the City of 

Toronto through their developments in Regent Park.  There is the possibility to implement a 

similar program in collaboration with Peel Living which can be attributable to the subject 

development.  Given that this would be a new initiative for the City, further negotiations and 

discussions would need to take place among the City, the Region of Peel and Daniels HR 

Corporation.   

 

The Section 37 community benefits can be used towards upgrades to Crawford Green and JC 

Pallet Parks which are the nearest parks to the development. These upgrades would consist of 

outdoor fitness areas and accessibility upgrades.  

 

The applicant has also indicated a desire to have a portion of the contribution go towards the 

local 'Backyard Farm and Market' which has been registered as a non-profit organization.  It 

was indicated that a $50,000 contribution would assist towards infrastructure in support of the 

market’s operations and to carry on education and hands-on programming.    
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In addition to the items mentioned above, a component of the contribution can go towards 

upgrades to the streetscape within the community which can include, but is not limited to, the 

installation of public art.  Further discussions will determine whether or not the contribution will  

be used for a number of proposed benefits or will go towards one exclusively. 

 

Guiding Implementation Principles 

 

1. Development must represent good planning 

A fundamental requirement of the use of Section 37 is that the application being considered 

must first and foremost be considered "good planning" regardless of the community benefit 

contribution.  

 

The Recommendation Report evaluated the proposed Official Plan Amendment and 

Rezoning and recommended that the applications be approved as they are acceptable from 

a planning standpoint and represents good planning. 

 

2. A reasonable planning relationship between the secured Community Benefit and the 

proposed increase in development is required 

Preliminary discussions have taken place with Daniels HR Corporation about the potential 

of having a designated number of units within the 19 storey apartment building being 

earmarked for affordable housing initiatives in collaboration with Peel Living.  While the 

applicant has implemented such programs in other developments outside of the City, the 

details for such a program in Mississauga have not been developed.  The implementation 

of affordable housing initiatives would require further discussions and analysis.  Such a 

contribution could be considered both a 'highest priority' and 'next priority' as its implication 

would be applicable to the site and to the broader community. 

 

A contribution towards upgrades to Crawford Green and JC Pallet Parks or to the 

surrounding streetscape represent a 'highest priority' contribution as these upgrades affect 

the immediate vicinity of the site and benefit the surrounding community.   

 

In order to determine a fair value of the Community Benefits, Realty Services retained an 

independent land appraisal to determine the increased value of the land resulting from the 

density increase.  The overall increased value of the land has been determined to be 

$3,200,000. According to the Corporate Policy and Procedure, a community benefit 

contribution should be in the range of 20 to 40% of the increased value of the land.  In this 

instance, the floor area associated with the office uses was deducted from the calculation of 

the land lift value as it is an objective of the City to attract office uses to Major Nodes.  With 

the office floor area deducted, the contribution of $492,667.00 was determined to represent 

20% of the land lift.  Additionally, the development will include other elements such as the 

hosting of a farmer's market and stage for performances which also contribute to the 

community. 
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3. Community Benefit contributions should respond to community needs 

The provision of affordable housing is an important one for Mississauga and forms part of 

one of the City’s Strategic Plan pillars.  Any initiatives for affordable housing will be in 

collaboration with Peel Living which operates as an independent corporation of the Region 

of Peel and is a recognized leader in creating innovative housing projects and developing 

housing policy.  Upgrades to Crawford Green and JC Pallet Parks and the surrounding 

streetscape contribute to the City’s objective of building a desirable urban form.  

Mississauga Official Plan contains policies which speak to transforming the public realm 

and ensuring that the Green System contributes to a high quality urban environment.  

Further, the 'Backyard Farm and Market' has been operating in the area for several years 

and its continued success would be a direct benefit to the community. 

 

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

The land appraisal report prepared by an independent land appraiser is available for 

viewing. Any proposed affordable housing initiatives, streetscape or park upgrades would 

be subject to a detailed assessment.  Affordable housing initiatives would also be subject to 

community consultation and Council approval.  

 

Section 37 Agreement 

The Planning and Building Department and the owner have negotiated mutually agreed upon 

conditions for the community benefit which will be reflected in the related agreement.  The 

agreement provisions will include the following: 

 

 A community benefit contribution of $492,667 

 The contribution is to be used towards affordable housing initiatives and/or upgrades to 

Crawford Green and JC Pallet Parks and/or a contribution towards the 'Backyard Farm and 

Garden' and/or streetscape upgrades including, but not limited to, the installation of public 

art 

 The agreement is to be registered on title to the lands in a manner satisfactory to the City 

Solicitor  

 

Financial Impact 
Cash benefits received from a Section 37 agreement will be collected by the Planning and 

Building Department and held in a Section 37 Reserve Fund set up for that purpose.  This fund 

will be managed by Accounting, Corporate Financial Services, who are responsible for 

maintaining a record of all cash payment received under this policy. 

 

Conclusion 
The revisions proposed by the applicant do not represent a significant change to what had been 

presented at the September 8, 2015 PDC meeting and all previous evaluations remain valid.   
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Staff has concluded that the proposed Section 37 Community Benefit is appropriate, based on 

the increased density being recommended through the Official Plan Amendment and Rezoning 

applications; and that the proposal adheres to the criteria contained in the Corporate Policy and 

Procedure on Bonus Zoning.  

 

Attachments 
Appendix 1: PDC Recommendation Report – September 8, 2015  

Appendix 2: Revised Excerpt of Land Use Map 

Appendix 3: Revised Zoning Standards  

 

 

 

 

 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared by:  David Breveglieri, Development Planner 
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  Appendix 3 

 
 
Daniels HR Corporation  File:  OZ 13/005 W8 

 
 

Summary of Existing Zoning By-law Provisions 

"RA5-34" (Apartment Dwellings), which permits apartment buildings with a maximum height 

of 25 storeys, an FSI range of 1- 2.5,  minimum number of dwelling units per hectare of 114 and 

a maximum number of dwelling units per hectare of 247. 

Summary of Proposed Zoning By-law Provisions 

Zone Standards  Required "RA5-34" Zoning 

By-law Standards 

Proposed "RA5- Exception" 

Zoning By-law Standards 

Use  Apartment dwelling  

Long-term care dwelling 

Retirement dwelling 

Apartment dwelling 

Townhouse dwelling 

Commercial, Office, and 

Medical Office uses 

Maximum Floor Space Index 2.5 3.2 

Maximum gross floor area – 

non-residential 

n/a 3 950 m2  (42, 519 ft2) 

Maximum number of dwelling 

units per hectare 

247 403 

Minimum side and rear lot line 

setbacks of a below grade 

parking structure  

3.0 m (9.8 ft.) 0.75 m (2.46 ft.) 

Maximum projection of 

balcony above the first storey 

1.0 m (3.3 ft.) 1.7 m (5.6 ft.) 

Minimum number of resident 

parking spaces  

1 per bachelor unit 

1.25 per one-bedroom unit 

1.40 per two-bedroom unit 

1.75 resident per three-

bedroom unit 

2 per townhouse unit 

0.20 visitor spaces per unit 

1.1 per bachelor, one and two 
bedroom apartment units 

1.2 per three bedroom 
apartment units 

1.4 per three bedroom       
townhouse unit 

0.15 visitor spaces per unit 

Minimum number of non-

residential parking spaces. 

3.2 spaces per 100 m2  

(1,076 ft2) office 

6.5 spaces per 100 m2  

(1,076 ft2) medical office 

5.4 spaces per 100 m2  

(1,076 ft2) retail 

 

*blended rate can be used as 

per Section 3.1.2.3 of Zoning 

By-law 

4.3 spaces per 100 m2  

(1,076 ft2) for retail uses 

Parking standard for all other 

uses will be unchanged 

 

A shared parking arrangement 

may be used to calculate the 

residential visitor and non-

residential parking   
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