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PUBLIC MEET ING STAT EMENT: 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 Local Planning and Appeals Tribunal (LPAT), and may not be
added as a party to the hearing of an appeal before the LPAT.
Send written submissions or request notification of future meetings to:
Mississauga City Council Att: Development Assistant
c/o Planning and Building Department – 6th Floor
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 - NIL

4.

MATTERS TO BE CONSIDERED

4.1.

PUBLIC MEETING INFORMATION REPORT (WARD 1)
Official Plan Amendment and Rezoning applications to permit a ten storey condominium
apartment building with 35 units and one level of underground parking
55 Port Street East, east of Helene Street South
Owner: Brown Maple Investments
File: OZ 18/007 W1
Bill 139

4.2.

SECOND PUBLIC MEETING (WARD 7)
Applications to permit 112 Back to Back Stacked Townhomes
2512, 2522 and 2532 Argyle Road, south of Dundas Street West
west of Confederation Parkway
Owner: Plazacorp Properties Limited (by Agreement of Purchase and Sale)
File: OZ 18/017 W7
Bill 139
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4.3.

PUBLIC MEETING INFORMATION REPORT (WARD 1)
Applications to permit a 4 to 12 storey apartment building proposing 397 units and
ground floor commercial facing Lakeshore Road East
1345 Lakeshore Road East, northwest corner of Lakeshore Road East and Dixie Road
Owner: Vandyk Group of Companies
File: OZ 18/009 W1
Bill 139

4.4.

PUBLIC MEETING INFORMATION REPORT (WARD 1)
Rezoning application to permit five detached homes fronting onto Crestview Avenue
200 South Service Road and 201 Radley Road
Owner: Dream Maker Inc.
File: OZ 18/001 W1
Bill 139

5.

ADJOURNMENT

4.1. - 1

Date: 2019/03/22
To:

Originator’s file:
OZ 18/007 W1

Chair and Members of Planning and Development
Committee

From: Andrew Whittemore, M.U.R.P., Commissioner of
Planning and Building

Meeting date:
2019/04/15

Subject
PUBLIC MEETING INFORMATION REPORT (WARD 1)
Official Plan Amendment and Rezoning applications to permit a ten storey condominium
apartment building with 35 units and one level of underground parking
55 Port Street East, east of Helene Street South
Owner: Brown Maple Investments
File: OZ 18/007 W1
Bill 139

Recommendation
That the report dated March 22, 2019, from the Commissioner of Planning and Building
regarding the applications by Maple Brown Investments to permit a ten storey condominium
apartment building with 35 units and one level of underground parking, under
File OZ 18/007 W1, 55 Port Street East, be received for information.

Background
A Public Meeting was held at the March 18, 2019, Planning and Development Committee (PDC)
meeting. At this meeting, the Committee directed that an additional evening meeting be held on
April 15, 2019. Appendix 1 contains the original Information Report dated February 22, 2019.

Comments
At the March 18, 2019 PDC meeting, the applicant presented to the Committee an overview of
the proposal. Subsequent to the presentation, 12 residents in the area were present and gave
oral deputations to the committee. The comments shared generally reflected the comments
spoken at the Community Meeting on February 11, 2019 and noted in the Information Report
(Appendix 1).
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Originator's file: OZ 18/007 W1

Conclusion
All agency and City department comments have been received. There are technical issues that
need to be addressed, including overall site and building design, land use and built form
compatibility. 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: Information Report dated February 22, 2019 for March 18, 2019 PDC Meeting

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building
Prepared by: David Ferro, Development Planner

Appendix 1
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Date: February 22, 2019
To:

Chair and Members of Planning and Development
Committee

From: Andrew Whittemore, M.U.R.P., Commissioner of
Planning and Building

Originator’s file:
OZ 18/007 W1

Meeting date:
2019/03/18

Subject

PUBLIC MEETING INFORMATION REPORT (WARD 1)
Official Plan Amendment and Rezoning applications to permit a ten storey condominium
apartment building with 35 units and one level of underground parking
55 Port Street East, east of Helene Street South
Owner: Brown Maple Investments
File: OZ 18/007 W1
Bill 139

Recommendation

That the report dated February 22, 2019, from the Commissioner of Planning and Building
regarding the applications by Maple Brown Investments to permit a ten storey condominium
apartment building with 35 units and one level of underground parking, under
File OZ 18/007 W1, 55 Port Street East, be received for information.

Background

The applications have been deemed complete and circulated for technical comments. The
purpose of this report is to provide information on the applications and to seek comments from
the community. The report consists of two parts, a high level overview of the applications and a
detailed information and preliminary planning analysis (Appendix 1).

Comments

PROPOSAL
The official plan amendment and rezoning applications are required to permit a ten storey
condominium apartment building with 35 units and one level of underground parking. The
applicant is proposing to change the official plan designation from Mixed Use to Mixed Use –
Special Site. The current RA2-33 (Apartments) zoning is required to be amended in order to
implement this development proposal.
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Originator's file: OZ 18/007 W1

Applicant’s rendering of the proposed 10 storey apartment building

LOCATION
The property is located at the southeast corner of Helene Street South and Port Street East
within the Port Credit Community Node, southwest of the Hurontario Street and Lakeshore
Road East major intersection. The property is within a 400 m (1 312.3 ft.) radius of the Port
Credit GO Station and is currently occupied by a 2 to 3 storey building that was originally
constructed in the early 1980s for a boat building company. The building currently contains a
medical office and office, with the tenants being Under Pressure Inc. and AMP Solar Group Inc.
Immediately north of the property are two older bungalows, one which currently contains the
Port Credit Chiropractic Wellness Centre, a triplex and a 5 storey residential apartment building.
Also to the north is a mixed use development constructed by FRAM Building Group that
contains commercial fronting Lakeshore Road East, a square and two 5
6 storey residential
apartment buildings. To the west of the site is the Helene Street South closed road allowance,
which is a City owned property and contains a parking lot. Further west is the Port Credit Marina
lands (CLC Lands). To the south of the subject property is the waterfront trail network that forms
part of the St. Lawrence Park along the Lake Ontario shoreline. To the east is a 6 storey
apartment building known as the Regatta.
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Originator's file: OZ 18/007 W1

Aerial image of 55 Port Street East

LAND USE POLICIES AND REGULATIONS
The relevant policies of Mississauga Official Plan are consistent with the Provincial Policy
Statement (PPS), Growth Plan for the Golden Horseshoe (Growth Plan) and Region of Peel
Official Plan (ROP). The Greenbelt Plan and Parkway Belt Plan policies do not apply. The
proposed development is currently being evaluated with respect to consistency with the PPS
and conformity to the Growth Plan and the ROP. In addition, the appropriateness of the
development with regard to the maintenance of built form, density, transition and design policies
in Mississauga Official Plan (MOP) is under evaluation and will be part of the next staff report.
Additional information and details are found in Appendix 1, Section 6.
AGENCY AND CITY DEPARTMENT COMMENTS
Agency and department comments are summarized in Appendix 1, Section 9.

Financial Impact

All fees paid by developers are strictly governed by legislation, regulation and City by-laws.
Fees are required to be paid prior to application approval, except where otherwise may be
prescribed. These include those due to the City of Mississauga as well as any other external
agency.
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Originator's file: OZ 18/007 W1

Conclusion

All agency and City department comments have been received. There are technical issues that
need to be addressed, including overall site and building design, land use and built form
compatibility. 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:

Detailed Information and Preliminary Planning Analysis

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building
Prepared by: David Ferro, Development Planner
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Detailed Information and Preliminary Planning Analysis
Owner: Maple Brown Investments
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1.

Site History

• April 4, 1982 – Building Permit issued for an existing 2 to 3
storey building, originally constructed for C&C Yachts boat
building company.
• February 9, 1993 – Applications for Official Plan
Amendment and Rezoning, under file OZ 93/011 W1, were
received from St. Lawrence Starch Limited to permit a
comprehensive, mixed use development including the “St.
Lawrence Starch lands”, located south of the Lakeshore
Road East and Hurontario Street intersection, and 55 and
65 Port Street East.
• December 13, 1994 – Applications for Official Plan
Amendment and Rezoning were appealed by the applicant
to the Ontario Municipal Board (OMB).
• February 16, 1996 – A Recommendation Report for file OZ
93/011 W1 was presented by the Planning and Building
Department recommending refusal of the proposal and the
endorsement of alternative development concepts.
• October 15, 1996 – A three week OMB hearing
commenced.
• August 29, 1997 – OMB issues an “Interim Decision”for the
“St. Lawrence Starch”lands that requires the property
owner to engage the City and area residents on a revised
development concept when the time came to proceed
forward in developing the lands.

• July 7, 1998 – FRAM Building Group purchases the “St.
Lawrence Starch”lands.
• April 26, 1999 – The Planning and Building Department
received a revised concept for the “St. Lawrence Starch”
lands from the new property owner, which included a
concept reflective of the zoning that is currently applicable
to the subject property today.
• April 6, 2000 – The Planning and Building Department
recommend approval of the revised development scheme,
to permit a 6 storey apartment building at 65 Port Street
East, with permissions for a future 6 storey apartment
building at 55 Port Street East.
• March 1, 2002 – Building Permit issued for the 6 storey
apartment building at 65 Port Street East, known as the
Regatta.
• June 20, 2007 – Zoning By-law 0225-2007 came into force.
The subject lands are zoned RA3-22 (Apartments) which
permits a 6 storey apartment building.
• November 14, 2012 – Mississauga Official Plan came into
force except for those site/policies which have been
appealed. The subject lands are designated Mixed Use in
the Port Credit Community Node Character Area.
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2.

Site and Neighbourhood Context

Site Information
The property is located at the southeast corner of Helene
Street South and Port Street East within the Port Credit
Community Node, southwest of the Hurontario Street and
Lakeshore Road East major intersection. Port Street is a local
road that serves the neighbourhood. Helene Street connects
to Lakeshore Road. The property is within a 400 m (1 312.3 ft.)
radius of the Port Credit GO Station. The property also fronts

onto the St. Lawrence Park, part of a waterfront park system
along Lake Ontario.
The property has a 2 to 3 storey building constructed in the
early 1980s for a boat building company. The building
currently contains a medical office and office, with the tenants
being Under Pressure Inc. and AMP Solar Group Inc.

Image of existing conditions facing south
(Source: Google Maps)
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Property Size and Use
Frontages:
Port Street East
Depth:
Gross Lot Area:
Existing Uses:

40.23 m (131.9 ft.)
57.47 m (188.6 ft.)
0.23 ha (0.57 ac.)
2 to 3 storey building with a medical office (Under
Pressure Inc) and office (AMP Solar Group) use

Surrounding Land Uses
Immediately north of the property are two older bungalows,
one of which currently contains the Port Credit Chiropractic
Wellness Centre; a triplex; and a 5 storey residential
apartment building. To the west of the site is the Helene Street
South closed road allowance, a City owned property, which
currently contains a City parking lot and forms part of the St.
Lawrence Park. The east side of the property is developed for
a 6 storey apartment building, known as The Regatta. To the
south of the subject property is the waterfront trail network that

forms part of the St. Lawrence Park along the Lake Ontario
shoreline.
Further west is the Port Credit Marina lands, which has
recently undergone a master planning process, known as
Inspiration Port Credit. This master plan process is intended to
guide future development for the site. Council has recently
adopted an Official Plan Amendment for these lands that
permits a mixed use community varying in built form and
height, a waterfront promenade and a marina use.
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Aerial Photo of 55 Port Street East
The surrounding land uses are:
North:
2 to 6 storey mixed use development with various commercial uses oriented towards Lakeshore Road East
East:
6 storey condominium apartment building known as the Regatta
South:
St. Lawrence Park, Lake Ontario
West:
Helene Street right-of-way, Port Credit Marina
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The Neighbourhood Context

Other Development Applications

The subject property is located in the Port Credit Community
Node, which is an area that evolved over centuries and
became the Port Credit Township in 1961. The surrounding
neighbourhood contains commercial uses located on
Lakeshore Road East. The node contains a variety of
residential building types, including a number of apartment
buildings developed in the 1950’s and 1960’s.

The following development applications were recently
approved in the immediate vicinity of the subject property:

North of the site is Lakeshore Road East, which is identified as
an Intensification Corridor in Mississauga Official Plan. The
corridor has commercial and retail storefronts lining the street.
The south side of Lakeshore Road East has a mixed use
development containing retail and restaurant uses fronting the
street, a public square and two 6 storey apartment buildings.
This mixed use development was constructed by FRAM
Building Group in the early to mid 2000s.

•
•

OZ 17/013 – 21-29 Park Street East – approval was
obtained for a 15 storey apartment building (204 units)
in June 2018.
OZ 14/007 – 8 Ann Street, 77-81 High Street –
approval was obtained for a 15 storey apartment
building (68 units) and 2 semi-detached units in
December 2015.

These applications are well within the anticipated population
forecasted for the node.
It is also noted that beyond the Port Credit Community Node
and to the west of the Credit River, the City has an application
on the former Imperial Oil lands for approximately 7000
people.

Demographics
Moderate growth is proposed for the community. Based on the
2011 census, the population of this area is 10,965 people, with
a population density of 39 people per hectare. The overall age
of the population within Port Credit is older than that of the City
average. By 2031 and 2041, the population for this area is
forecasted to be 14,800 and 20,000, respectively. On average,
the total number of persons within a household is two, with half
of the population living in apartments of five storeys or higher.

Community and Transportation Services
This area is well served by major City of Mississauga facilities
such as the Port Credit Library, Port Credit Memorial Park,
Port Credit Arena, the Lions Club of Credit Valley Outdoor
Pool, all within a half kilometer radius of the site. At a larger
distance, J.C. Saddington Park and J.J. Plaus Park provide
additional park options within the Port Credit Community
Node.
The site fronts on to St. Lawrence Park which contains a multiuse trail that connects to the Waterfront Trail and allows
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access to the east and into Toronto and to the western part of
Mississauga.
There are plans for future parks and community facilities as
part of the major development of the former oil refinery lands
located to the west of the Credit River. Additional comments
from Community Services regarding City parks and facilities
are contained in Section 9 of this Appendix.
As mentioned, the site is within 400 m of the Port Credit GO
station, which provides two-way, all day service, every 30
minutes. The following major Miway bus routes currently
service the site:
•
•

Route 23 – Lakeshore Road East
Route 19 – Hurontario Street

The City is undertaking a study called “Lakeshore Connecting
Communities”that is reviewing future planning along the
Lakeshore Road Corridor. The intent of the study is to ensure
that all modes of transportation can be accommodated within
the corridor and will consider future options for the corridor.
The study includes the future population anticipated at the
proposed development at 70 Mississauga Road, the future
development of the Port Credit Marina lands and the growth
projected at the Port Credit GO Station. As the Environmental
Assessment is ongoing, the final timing and form of the higher
order transit has not been confirmed.
Light Rail transit is proposed to connect to the Port Credit GO
station, running from Port Credit through the downtown to
Shopper’s World in Brampton along the Hurontario Street
corridor. Construction is to start this year.
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3.

Project Details

The applications are to permit a ten storey apartment building with 35 units and one level of underground parking with access onto
Port Street East.
Development Proposal
Applications
submitted:
Developer/
Owner:
Number of units:
Proposed Gross Floor Area:
Height:
Lot Coverage:
Floor Space Index:
Anticipated Population:

Parking:
resident spaces
visitor spaces

Received: March 16, 2018
Deemed complete: April 10, 2018
Revised: December 13, 2018
Brown Maple Investment Inc
35 units
6 316 m2 (67, 984.9 ft2)
10 storeys
35%
2.7
77*
*Average household sizes for all units (by type) based on
the 2016 Census
Required
Proposed
48 spaces 54 spaces
5 spaces
7 spaces

Supporting Studies and Plans
The applicant has submitted the following information in support of the applications:
•
•
•
•
•

Planning Justification Report
Concept Plan and Elevations
Acoustic Study
Sun/shadow Study
Archaeological Assessment

•
•
•
•
•

Draft Official Plan and Zoning By-law Amendments
Functional Servicing Report
Phase I & II Environmental Report
Wind Study
Grading and Servicing Plans
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Concept Plan
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Elevations

North Elevation

South Elevation

East Elevation

West Elevation
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Applicant’s Rendering
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4.

Land Use Policies, Regulations & Amendments
Mississauga Official Plan

Existing Designation

Excerpt of Port Credit Community Node Land Use

The site is designated Mixed Use which permits commercial and
residential uses.

Proposed Designation
Mixed Use Special Site to permit a ten storey apartment
building with no commercial uses on the ground floor.

Through the processing of the applications, staff may recommend
a more appropriate designation to reflect the proposed
development in the Recommendation Report.
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Mississauga Zoning By-law
Existing Zoning

0

OS2

The site is currently zoned RA2 33 (Apartments), which permits a
six storey apartment dwelling with
a max FSI of 2.5 and a total height
of 6 storeys.
The Greenlands Overlay is
applicable and indicates that
additional approvals may be
required , such as the conservation
authority. In this instance, the
Credit Valley Conservation
Authority (CVC) has indicated that
a eve permit is not required for
the subject property.
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The applicant is proposing to
amend the existing RA2 - 33
(Apartments) zone, in order to
permit a ten storey apartment
dwelling with a max FSI of 2.7.
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Proposed Zoning Regulations

Zone Regulations
Maximum Floor Space Index
(FSI)
Maximum Dwelling Units

RA2-33 Zone Regulations
1.9 – 2.5

Proposed RA2-33 Amended
Zone Regulations
2.7

20

35

Maximum gross floor area –
apartment dwelling zone for
Buildable Area ‘A’ identified
on schedule RA2-33
Minimum gross floor area –
non-residential
Maximum height above
established grade where the
distance from the rear lot line
is:

4 800 m2 (51, 666.7 sq.ft.)

6 316 m2 (67, 984.8 sq.ft.)

200 m2 (2, 152.8 sq. ft.)

0.00 m (0.00 sq.ft.)

3.5 – 7.5 m

13.0 m and 3 0.0 – 14.7 m 8.8 m and 2
storeys
storeys
7.5 – 11.5 m
16.0 m and 4 14.7 m –
35.0 m and 10
greater
storeys
storeys
11.5 – 15.5 m 19.0 m and 5
storeys
15.5 – greater 22.0 m and 6
storeys
Note: The provisions listed are based on information provided by the applicant, which is
subject to revisions as the applications are further refined.
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5.

Summary of Applicable Policies

The requested official plan amendment and rezoning changes
will be evaluated against Provincial Plans and policies as well
as the Regional Official Plan and those contained in the
Mississauga Official Plan.
The following table summarizes the, policy and regulatory
Policy Dcoument
Provincial Policy
Statement (PPS)
Growth Plan for the
Greater Golden
Horseshoe (Growth
Plan)
Greenbelt Plan
Parkway Belt Plan
Region of Peel Official
Plan
Mississauga Official
Plan

Zoning By-law 225-2007

Mississauga Official Plan (MOP) Policies
The existing policies of MOP are consistent with
the PPS
Mississauga Official Plan is in general conformity
with the Growth Plan, however, certain aspects are
undergoing conformity exercises to reflect the new
changes in the Growth Plan
n/a
n/a
The existing policies of MOP are consistent with
the ROP
The lands are located within the Port Credit
Community Node and is designated Mixed Use
which permits residential and commercial uses.
Community Nodes are intended to provide access
to uses required for daily living including local
shops and restaurants, community facilities and a
range of housing types that meet the needs of
residents in the area as they move through their
lifecycle.
The lands are currently zoned RA2-33 (Apartment
Building)

documents that affect these applications. Following the table,
is preliminary assessment of the both the City of Mississauga
Official Plan policies against provincial and regional planning
tools and that the proposal. The last table identifies the
Mississauga Plan policies which will be used to evaluate the
proposal.
Proposal
The proposed development is being evaluated for consistency with the PPS.
The proposed development is being evaluated with its conformity to the Growth
Plan.

n/a
n/a
The proposed application is exempt from Regional approval
The applicant is proposing to change the designation to Mixed Use – Special
Site to permit the 10 storey apartment building with a Floor Space Index (FSI)
of 2.7. This designation is consistent with the intent of the official plan but will
need to address built form policies as outlined in the Development Issues
section below.

A rezoning is proposed to amend the RA2-33 (Apartment Building) zoning to
permit a ten storey apartment building.
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Consistency with Provincial Policy Statement 2014
The Provincial Policy Statement 2014 (PPS) is issued under
Section 3 of the Planning Act and all decisions affecting land
use planning matters "shall be consistent" with the Provincial
Policy Statement.
The following table has been prepared to demonstrate how
MOP policies are consistent with the relevant PPS policies (i.e.
"Mississauga Official Plan Policies" column). In addition, the
table provides a preliminary assessment as to how the

proposed development is consistent with PPS and MOP
policies (i.e. OZ 18/007 W1 Consistency" column). Only key
policies relevant to the application have been included, and
the table should be considered a general summary of the
intent of the policies.
Official Plan Amendment No. 47 to MOP added and amended
policies in the Official Plan so that it is consistent with the PPS.
This amendment came into force on May 18, 2016.

Consistency with the PPS Analysis
Provincial Policy Statement (PPS)
1.0 Building Strong Healthy Communities
General Statement of Intent:
Promoting efficient land use and development
patterns are important to sustainable, liveable,
healthy, resilient communities, protecting the
environment, public health and safety and
facilitating economic growth.

Mississauga Official Plan Policies (MOP)

File OZ 18/007 W1 Consistency

The development of Community Nodes (as defined in
Mississauga Official Plan (MOP)) by infilling with a mix
of uses supports the general intent of the PPS with
respect to building strong healthy communities.

The proposed development is located within
the Port Credit Community Node and
represents infill redevelopment within an area
identified for increased intensification. While
generally the proposal represents a more
efficient use of the subject property, the
appropriateness of the proposed land use and
built form is being evaluated.

1.1.3.2 Land use patterns within settlement areas
shall be based on:
a) Densities and a mix of land uses which:
1. efficiently use land and resources
2. are appropriate for and efficiently use
infrastructure and public service facilities
3. minimize negative impacts to air quality
and climate change and promote energy
efficiency

The Port Credit Community Node is an element in the
City’s urban structure that is intended for intensification
and provides a range of uses (as identified on Schedule
10 Land Uses of MOP) and allows for appropriate
redevelopment of the area. As described in policy
5.3.3, Community Nodes among other things are
intended to:
•
Be an area of intensification with a mix of
uses;

The subject property is located within the Port
Credit Community Node and provides for an
increased density that makes more efficient
use of the land in an area that contains a
public facilities and is in close proximity to an
intensification corridor that provides for
commercial uses. The extent of which growth
should be accommodated on site, the
proposed land use and built-form is being
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4. support active transportation
5. are transit supportive
b) A range of uses and opportunities for
intensification and redevelopment in
accordance with criteria in 1.1.3.3

Mississauga Official Plan Policies (MOP)
•
Provide access to a mix of uses required for
daily living such as retail stores, restaurants,
community facilities, schools, parks and a
diverse housing stock that meets housing
needs of residents as they move through their
lifecycle.
•
Achieve a targeted growth density of between
100 and 200 residents plus jobs per hectare.

File OZ 18/007 W1 Consistency
evaluated under the applicable policies of
MOP and will be included in the next staff
report.

1.1.3.3 Planning authorities shall identify
appropriate locations for intensification and
redevelopment where it can be accommodated
taking into account building stock, brownfields,
availability of infrastructure and public service
facilities required to accommodate projected
needs.

The Port Credit Community Node is an area intended
for intensification (MOP policy 5.3.3.3). Based on
existing infrastructure, transit service and public
amenities.

The proposed development has the ability to
utilize surrounding community infrastructure
(e.g. transit, library, schools, parks, places of
religious assembly) and has access to
adequate servicing (water, sanitary and storm
water facilities). This is consistent with MOP
and PPS policies.

1.1.3.4 Appropriate development standards
should facilitate intensification, redevelopment
and compact form, while mitigating risks to public
health and safety.

Policies in MOP ensure intensification is in accordance
with the wise management of resource and protecting
health and safety.
The Built Form policies of MOP (MOP policies
contained in section 9) provide direction on appropriate
standards to facilitate intensification with respect to
transition, sun/shadow impacts, compact urban form
and public realm. MOP includes policies that require
development applications to provide appropriate height
and built form transitions between sites and their
surrounding area (9.2.1.10).

The proposal responds to intensification
policies. The proposal is being evaluated on its
built-form and land use compatibility with the
surrounding neighbourhood, which includes an
assessment relating to MOP policies. This will
be included in the next staff report.

1.4 Housing
1.4.1 Planning Authorities shall provide for an
appropriate range and mix of housing that is
affordable

Community Nodes are intended to provide a diverse
range of housing options for residents at different
stages of life (MOP policy 5.3.3).

The proposal is being evaluated on its builtform and land use compatibility with the
surrounding neighbourhood, which includes an
assessment relating to MOP policies.

3.0 Protecting Public Health and Safety
3.1.1 Development shall generally be directed to
areas outside of:
a. hazardous lands adjacent to the
shorelines of the Great Lakes - St.

MOP contains policies that require mitigative measures
to address natural hazards associated with the Lake
Ontario shoreline will protect and enhance ecological
functions (MOP policy 6.3.58).

The property is located outside of the natural
hazards area.
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Lawrence River System and large inland
lakes which are impacted byflooding
hazards, erosion hazards and/or
dynamic beach hazards;
b. hazardous lands adjacent to river,
stream and small inland lake systems
which are impacted by flooding hazards
and/or erosion hazards; and
c. hazardous sites.
3.2.2 Sites with contaminants in land or water
shall be assessed and remediated as necessary
prior to any activity on the site associated with the
proposed use such that there will be no adverse
effects.
4.0 Implementation and Interpretation
General Statement of Intent:
Provides direction on how the Provincial Policy
Statement is to be implemented and interpreted.
4.2 Decisions of the council of a municipality shall
be consistent with the Provincial Policy Statement
4.7 The Official Plan is the most important vehicle
for implementation of the Provincial Policy
Statement

Mississauga Official Plan Policies (MOP)

File OZ 18/007 W1 Consistency

MOP contains policies that ensure the protection of life
and property from natural and human made hazards
(MOP policy 6.1.1).

A Phase I and Phase II Report has been
submitted and is under review. The applicant
will be required to address contamination and
remediation requirements through the process.

As outlined in the table, relevant MOP policies are
consistent with the PPS.

The intensification of the site for an apartment
building in a Community Node is supportive of
a number of PPS policies. However, the
applications are being further evaluated on
adherence to a range of specific MOP policies
including those related to land use
compatibility, transition, massing and site
design.
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The Growth Plan for the Greater Golden Horseshoe (Growth
Plan) (2017) was issued under Section 7 of the Places to
Grow Act and all decisions affecting lands within this area will
conform with this Plan.

policies (i.e. "file no. sample: OZ 17/001 Conformity" column).
Only key policies relevant to the application(s) have been
included, and that table should be considered a general
summary of the intent of the policies.

The following table has been prepared to demonstrate how
MOP policies conform with the relevant Growth Plan policies
(i.e. "Mississauga Official Plan Policies" column). In addition,
the table provides a preliminary assessment as to how the
proposed development conforms with Growth Plan and MOP

MOP was prepared and approved in accordance with the
Growth Plan 2006. Mississauga is in the process of reviewing
MOP policies to ensure conformity with the new Growth Plan
2017. The development application has been reviewed against
Growth Plan 2017 policy direction to ensure conformity.

Conformity with the Growth Plan Analysis
Growth Plan for the Greater Golden Horseshoe
1.1 The Greater Golden Horseshoe
General Statement of Intent:
The Greater Golden Horseshoe plays an important role
in accommodating growth, however, the magnitude of
anticipated growth will present challenges to
infrastructure, congestion, sprawl, healthy
communities, climate change and healthy environment

Mississauga Official Plan Policies (MOP)

OZ 18/007 W1 Conformity

MOP directs growth to Intensification Areas. The
Port Credit Community Node is an Intensification
Area intended to provide a mix of uses required
for daily living, including local shops,
restaurants, community facilities cultural,
heritage and entertainment uses, schools, parks
and a range of housing types to serve residents
throughout their lifecycle. Community Nodes are
able to accommodate growth within an existing
urban area by making use of existing physical
and community infrastructure.

The property is located within the Port Credit Community
Node and proposes an increase in residential
intensification.

1.2 The Growth Plan for the Greater Golden Horseshoe
General Statement of Intent:
The Vision for Mississauga is that it will be a
The Vision for the Greater Golden Horseshoe is that it
beautiful sustainable city that protects its natural
will be a great place to live, supported by a strong
and cultural heritage resources and its
economy, a clean and healthy environment, and social
established stable neighbourhoods (MOP
equity, with an extraordinary waterfront.
section 4). The City is planning for a strong
economy supported by a range of mobility
options and a variety housing and community

The proposal will increase the variety of housing available
in the Community Node. The appropriateness of the
building height as it relates to implementing the Vision will
be further evaluated.
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1.2.1

Mississauga Official Plan Policies (MOP)
infrastructure to create distinct, complete
communities. MOP directs growth to areas that
support existing and planned transit facilities and
other infrastructure improvements (MOP policy
4.5). Further the intent is to develop complete
communities in intensification areas such as
Community Nodes by promoting an urban form
and development that supports public health and
active living.

OZ 18/007 W1 Conformity

The Vision and Guiding Principles of the Growth
Plan are incorporated into MOP, including the
following:

The applications are supportive of many Growth Plan
principles; however, the manner in which the applications
implement those principles will be evaluated against
official plan policies and city guidelines.

Guiding Principles

General Statement of Intent for this Section:
The policies of this Plan are based on the following
principles:
a. Complete communities
b. Prioritize intensification
c. Provide flexibility to capitalize on new
employment opportunities
d. Support a range and mix of housing options
e. Integrate land use planning and investment in
infrastructure
f. Provide different approaches to manage
growth that recognize diversity of communities
g. Protect natural heritage, hydrologic, landforms
h. Conserve and promote cultural heritage
i. Integrate climate change considerations

1.2.2
Legislative Authority
General Statement of Intent:
All decisions made on or after July 1, 2017 will conform
with this Plan
1.2.3
How to Read this Plan
General Statement of Intent for this Section:
Outlines the relationship between the Growth Plan and
other planning documents, and how to read the plan
2. Where and How to Grow
2.1 Context

Section 5 – Direct Growth (addresses prioritizing
intensification)
Section 6 – Value the Environment (addresses
protecting natural heritage and responding to
climate change)
Section 7 – Complete Communities (addresses
housing, cultural heritage and complete
communities)
Section 8 – Creating a Multi-modal City
(addresses transportation infrastructure)
Section 9 – Build A Desirable Urban Form
(provides direction on how to accommodate
growth)
As illustrated through this table, MOP generally
conforms to the Growth Plan.

As the decision on the application will occur after July 1,
2017, it must conform to the Growth Plan 2017.

MOP has been reviewed in respect to the
Growth Plan and other applicable Provincial
planning documents.

The applications have been reviewed accordingly.
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General Statement of Intent:
This Plan is about building compact and complete
communities. Better use of land and infrastructure can
be made by prioritizing intensification, building compact
and complete communities, and increasing the modal
share for transit and active transportation.

Mississauga Official Plan Policies (MOP)
The MOP policies conform with the general
intent, as summarized in the Vision and Guiding
Principle section of the document.

OZ 18/007 W1 Conformity
The subject property is located within a built-up area of
the City and will allow for better utilization of existing
infrastructure. The applications focus intensification within
an intensification area and help optimize the use of
existing infrastructure and reduce the need for expansion
of municipal services.
Growth will be directed to intensification corridors and
areas, in addition to within 500 m of Major Transit
Stations.
The extent in which growth can be accommodated on site
is being evaluated. It is important to ensure the manner in
which these uses are planned and designed are
appropriate and subject to further analysis in the next
staff report.

2.2 Policies For Where and How To Grow
2.2.1 Managing Growth
General Statement of Intent for this Section:
Growth will be primarily directed to appropriate
locations that support complete communities and
infrastructure, as directed by the upper tier municipality.

Summary of policies within 2.2.1 Managing Growth:
a. Growth should be primarily directed to settlement
areas that:
i.
Are within the built boundary and have
planned municipal water and wastewater
systems and support complete communities
(2.2.1.2 a i, ii, iii)
ii.
that are in delineated built-up areas, strategic
growth areas, locations with existing or
planned transit and public service facilities

The Port Credit Community Node is designated
as an area for intensification to provide a range
of housing, employment and community
infrastructure for the surrounding
neighbourhoods. It also includes many transit
options and a variety of community infrastructure
amenities.
a. The Port Credit Community Node is an
established area with sufficient infrastructure
to accommodate growth.
b.

The Node is an appropriate location for
growth as it is within the delineated
boundary of a settlement area, with access
to municipal water and wastewater, and is
planned to provide a range of land uses to
support a complete community.

The subject property is located within the Port Credit
Community Node. The extent to which growth can be
accommodated on site while maintaining appropriate
built-form qualities with respect to proper massing and
transition is being evaluated.

The proposal supports this intent by providing proposing
intensification on an underutilized lot. However, the extent
in which density can be appropriately accommodated on
site and the adherence of proper built form and transition
policies is being evaluated and will be addressed in the
next staff report.
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(2.2.1.2. c i, ii, iii, iv),
iii.
that is generally away from hazardous lands
(2.2.1.2. e)
b. Integrated planning to manage forecasted growth
will:
i.
Be supported by planning for infrastructure
and public service facilities that consider the
full life cycle cost and payment (2.2.1.3.b)
ii.
Provide direction for an urban form that will
optimize infrastructure (2.2.1.3.c)
iii.
Support the environment (2.2.1.3.d)
iv.
Be implemented through a municipal
comprehensive review (2.2.1.3.e)

Mississauga Official Plan Policies (MOP)
c. MOP ensures forecasted growth is properly
managed as development may be phased if
satisfactory arrangements for infrastructure
are not made.

OZ 18/007 W1 Conformity

The Node includes a mix of land uses and
housing types. MOP includes polies to ensure
high quality compact built form, attractive public
realm, including open spaces, through site
design and urban design (MOP section 9.1).
Appropriate infill in Intensification Areas will help
revitalize existing communities by replacing
aged buildings, developing vacant or
underutilized lots and by adding to the variety of
building forms and tenures.

c. The Growth Plan will support the achievement of
complete communities that
i.
Features a diverse mix of land uses
ii.
Improves social equity
iii.
Provides mix of housing options
iv.
Expands convenient access to transportation,
public service facilities, open space, healthy
food options
v.
Ensures high quality compact built form,
attractive public realm, including open spaces,
through site design and urban design
vi.
Mitigates climate change
vii.
Integrates green infrastructure

2.2.2 Delineated Built-up Areas
Statement of Intent:
The majority of growth is directed to lands within the
delineated built-up area (i.e. limits of the developed
urban area identified by the Minister of Municipal
Affairs and Housing).

The Port Credit Community Node is located
within the delineated built-up area and will assist
in achieving intensification targets. Mississauga
Official Plan contains identifies areas for
intensification as part of the City’s urban
hierarchy. In addition, there are policies with

The subject property is located within the Port Credit
Community Node and proposes residential intensification.
The built form aspect of the proposal will be evaluated as
part of the next staff report.

4.1. - 29

Appendix 1, Page 23
Files: OZ 18/007 W1
Growth Plan for the Greater Golden Horseshoe
4. All municipalities will develop a strategy to achieve
the minimum intensification target and intensification
throughout delineated built-up areas, which will:
encourage intensification generally to achieve
the desired urban structure;
b. identify the appropriate type and scale of
development and transition of built form to
adjacent areas;
c. identify strategic growth areas to support
achievement of the intensification target and
recognize them as a key focus for
development;
d. ensure lands are zoned and development is
designed in a manner that supports the
achievement of complete communities;
e. prioritize planning and investment in
infrastructure and public service facilities that
will support intensification;
f. and be implemented through official plan
policies and designations, updated zoning and
other supporting documents.
2.2.6 Housing
General Statement of Intent:
A range and mix of housing is to be provided, including
affordable housing. A housing strategy prepared by
the Region is an important tool that can be used.

Mississauga Official Plan Policies (MOP)
respect to built form and complete communities
particular to the City’s hierarchy.

OZ 18/007 W1 Conformity

Mississauga Council has recently approved a
citywide affordable housing strategy that is
currently being implemented. The strategy can
be accessed at:
http://www7.mississauga.ca/documents/pb/planr
eports/2017/Affordable_Housing_Strategy_Appe
ndix1&2-Web.pdf

The proposed development maintains the mix of housing
types within a Community Node that is predominantly a
mixed use area that contains a number of residential
built-forms, including apartment buildings.

A diverse range of housing options is
encouraged by MOP. (MOP Policy 7.2.2)

The Region of Peel and the City of Mississauga are
working together to address housing issues.

a.

Relevant Policies:
a. The Region is responsible for preparing a
housing strategy (2.2.6.1)
b. Municipalities will support complete
communities by accommodating growth
forecasts, achieve minimum intensification

The proposal supports these policies by providing
additional residential units within a Community Node.
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targets, consider a range of housing options,
and planning to diversify the housing stock.
(2.2.6.2)
2.2.4 Transit Corridors and Station Areas
3. Major transit station areas on priority transit corridors
or subway lines will be planned for a minimum density
target of:
a. 200 residents and jobs combined per hectare
for those that are served by subways;
b. 160 residents and jobs combined per hectare
for those that are served by light rail transit or
bus rapid transit; or
c. 150 residents and jobs combined per hectare
for those that are served by the GO Transit
rail network.

Mississauga Official Plan Policies (MOP)

OZ 18/007 W1 Conformity

The Port Credit Community Node has a gross
density of 115 residents and jobs combined per
hectare as of March 2016. While that is below
the number required in the Growth Plan, the City
is currently in the process of reviewing and
amending the Official Plan in order to bring into
compliance the density targets identified in the
Growth Plan.
(MOP PCLAP Policy 6.1)

The subject property is located within 500 m of a Major
Transit Station (Port Credit GO Station) and proposes
residential intensification of the site.

MOP must conform with a
hierarchy of policy and
legislation at the federal,
provincial, regional and
municipal levels. In particular,
provincial policy initiatives provide strong
direction for
the growth management and
development strategies
(MOP Policy Section 2.0).

Not directly applicable, as these policies speak to
interpretation and how to read the plan and are contained
in Section 1.0 of the Mississauga Official Plan.

10. lands adjacent to or near to existing and planned
frequent transit should be planned to be transitsupportive and supportive of active transportation and
a range and mix of uses and activities.
5.0 Implementation
Statement of Intent:
Comprehensive municipal implementation is required
to implement the Growth Plan. Where a municipality
must decide on planning matters before its official plan
has been updated it must still consider impact of
decision as it relates to the policy of the plan.
The policies of this section address implementation
matters such as: how to interpret the plan,
supplementary direction on how the Province will
implement, co-ordination of the implementation, use of
growth forecasts and targets, performance indicators
and monitoring, interpretation of schedules and
appendices.

4.1. - 31

Appendix 1, Page 25
Files: OZ 18/007 W1
Region of Peel Official Plan
The proposed development does not require an amendment to
MOP or the Region of Peel Official Plan. The applications
were circulated to the Region and Section 5 of the report
provides a summary of their comments.
The Regional Official Plan identifies the subject lands as being
located within Peel’s Urban System. General objectives, as
outlined in Section 5.3, include conserving the environment,
achieving sustainable development, establishing healthy
complete communities, achieving intensified and compact form

and mix of land uses in appropriate areas that efficiently use
land, services, infrastructure and public finances, while taking
into account the characteristics of existing communities and
services, and achieving an urban form and densities that are
pedestrian-friendly and transit supportive.
MOP, which was approved by the Region of Peel on
September 22, 2011 is the primary instrument used to
evaluate development applications.
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There are other policies in Mississauga Official Plan (MOP) that are also applicable in the review of these applications, some of
which are found below.

Chapter 5
Direct Growth

Specific Policies

General Intent

Section 5.1.6
Section 5.3.3.8
Section 5.3.3.11
Section 5.5.5

Mississauga encourages compact, mixed use development that is transit supportive, in
appropriate locations, to provide a range of local live/work opportunities.
Community Nodes will develop as centres for surrounding Neighbourhoods and be a location for
mixed use development.
Development in Community Nodes will be in a form and density that complements the existing
character of historical Nodes or that achieves a high quality urban environment within more
recently developed Nodes.

Chapter 6
Value The Environment

Section 6.3.62
Section 6.3.63
Section 6.7.1

Development will promote the qualities of complete communities.
Development and site alteration must comply with the City’s Erosion and Sediment Control By-law
to the satisfaction of the City and appropriate conservation authority, where applicable.
An Erosion and Sediment Control Study may be required for development and site alteration,
where appropriate.
6.7.1 To ensure that contaminated sites are identified and appropriately addressed by the
proponent of development, the following will be required:
a. the owners of lands proposed for development will submit information as required by the City to
identify the potential for contamination;
b. landowners will consider all potential sources of contamination such as disposal of waste
materials, raw material storage, residue left in containers, maintenance activities and spills and
may also include contamination from adjacent commercial properties, such as, gas bars, motor
vehicle service stations, motor vehicle repair garages and dry-cleaning facilities;
c. the development approval or approval of amendments to this Plan for known or potentially
contaminated sites will be deferred until the proponent of development undertakes a study
assessing the potential for contamination in accordance with the Provincial Government
regulations and standards and City policies; and
d. if the study indicates potential for soil or ground water contamination, an assessment of the soil
and groundwater conditions will be required. If contamination is confirmed, a remedial action plan
in accordance with Provincial Government regulations and standards appropriately addressing
contaminated sites will be required. Recommendations contained within the plan will be
implemented by way of conditions to development approval.
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Chapter 7
Complete Communities

Specific Policies

General Intent

Section 7.6.2.4
Section 7.6.2.5
Section 7.6.2.6

The review of applications for development along the Lake Ontario waterfront and the mouth of the
Credit River, will have regard for the following:
a. provision of public views of the lake from within and throughout the property;
b. maintain existing or create new view corridors to the lake and along the shoreline;
c. recognition, reflection, and integration of cultural heritage resources;
d. provision of public access to and along the water'
s edge, in particular the waterfront trail system
(e.g., through the acquisition of parkland);
e. potential to provide linkages for other trail systems, public access nodes, and natural features,
areas and linkages including their ecological functions;
f. design of shoreline forms that do not pose physical barriers to the water;
g. natural hazards;
h. restoration and shoreline improvements;
i. natural heritage features and their functions;
j. opportunities for nature appreciation;
k. compatibility among land uses;
l. the privacy and security of private property;
m. mix of appropriate uses;
n. form and scale appropriate to the waterfront location;
o. ensure that public open space adjacent to the shoreline is clearly seen to be open to the public;
p. dedication of patent water lots to the City or appropriate public agency;
q. provision of a variety of appropriate uses and activities which are lake dependent and lake
enhanced; and
r. development of public shoreline parkland and the provision of associated recreational facilities.
Public Open Space and development adjacent to the Lake Ontario Waterfront Trail should be
designed to enhance the trail user’s experience of Lake Ontario by maximizing views of Lake
Ontario and by creating a varied, visually stimulating, comfortable and human scaled edge to the
waterfront trail.
The implementation of development proposals should enhance and promote the image and
identity of Mississauga as a waterfront city with a unique waterfront advantage for development
that will consider, among other uses, recreation, retail, cultural and tourism activities.

Chapter 9
Build A Desirable
Urban Form

Section 9.1.12
Section 9.2.1.3
Section 9.2.1.8
Section 9.2.1.10
Section 9.2.1.14
Section 9.2.1.15
Section 9.2.1.16
Section 9.3.3.9
Section 9.5.1.7

An urban form will be developed to take advantage of the Lake Ontario waterfront through
connections, views and access.
Built form should provide for the creation of a sense of place through, among other matters,
distinctive architecture, streetscaping, public art and cultural heritage recognition.
The preferred location of tall buildings will be in proximity to existing and planned Major Transit
Station Areas.
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General Intent

Section 9.5.1.8
Section 9.5.1.9
Section 9.5.1.15
Section 9.5.2.2

Appropriate height and built form transitions will be required between sites and their surrounding
areas.
In appropriate locations, tall buildings will be required to incorporate podiums to mitigate wind
impacts on the pedestrian environment and maximize sunlight on the public realm.
Tall buildings will address pedestrian scale through building articulation, massing and materials.
Tall buildings will minimize adverse microclimatic impacts on the public realm and private amenity
areas.
Development will preserve, promote and enhance public views to the Lake Ontario waterfront.
Developments adjacent to public parkland will complement the open space and minimize negative
impacts.
Proposed development should encourage public open space connections that link public parks
and community facilities through the use of walkways, bikeways and bridges.
Development proposals will demonstrate compatibility and integration with surrounding land uses
and the public realm by ensuring that adequate privacy, sunlight and sky views are maintained and
that microclimatic conditions are mitigated.
Development in proximity to landmark buildings or sites, to the Natural Areas System or cultural
heritage resources, should be designed to:
a.
respect the prominence, character, setting and connectivity of these buildings, sites and
resources; and
b.
ensure an effective transition in built form through appropriate height, massing, character,
architectural design, siting, setbacks, parking, amenity and open spaces.

Chapter 11
General Land Use
Designations

Section 11.2.6.1
Section 11.2.6.2
Section 11.2.6.3
Section 11.2.6.4
Section 11.2.6.5

In addition to the Uses Permitted in all Designations, lands designated Mixed Use will also permit
the following uses:
a. commercial parking facility;
b. financial institution;
c. funeral establishment;
d. makerspaces
e. motor vehicle rental;
f. motor vehicle sales;
g. overnight accommodation;
h. personal service establishment;
i. post-secondary educational facility;
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General Intent
j. residential;
k. restaurant;
l. retail store; and
m. secondary office;
The following uses are not permitted: a. self-storage facility; and b. detached and semi-detached
dwellings.
Lands designated Mixed Use will be encouraged to contain a mixture of permitted uses.
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.
Residential uses will be combined on the same lot or same building with another permitted use.
Residential uses will be discouraged on the ground floor.

Chapter 19
Implementation

Section 19.5.1

This section contains criteria which requires an applicant to submit satisfactory planning reports to
demonstrate the rationale for the proposed amendment as follows:
•the proposal would not adversely impact or destabilize the following: the overall intent, goals and
objectives of the Official Plan; and the development and functioning of the remaining lands which
have the same designation, or neighbouring lands;
•the lands are suitable for the proposed uses, and compatible with existing and future uses of
surrounding lands;
•there are adequate engineering services, community infrastructure and multi-modal
transportation systems to support the proposed application;
•a planning rationale with reference to Mississauga Official Plan policies, other relevant policies,
good planning principles and the merits of the proposed amendment in comparison with the
existing designation has been provided by the applicant.

Chapter 20
Glossary

Tall Building

Means a building having a height greater than the width of the street on which they front. Tall
buildings are defining elements in the city structure; becoming icons and landmarks in the skyline
and streetscape. They have a greater opportunity and responsibility to contribute towards defining
an area’s identity and success. Further, when appropriately sited and designed, tall buildings can
accommodate transit supportive densities and facilitate the viability of a successful, well used
public transit system
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Chapter 5.0
Vision

Specific Policies

General Intent

Section 5.1.1
Section 5.1.2

Protect and enhance the urban village character recognizing heritage resources, the mainstreet environment,
compatibility in scale, design, mixture of uses and creating focal points and landmarks.
Support Port Credit as a distinct waterfront community with public access to the shoreline, protected views and vistas to
Lake Ontario, the Credit River and active waterfront uses.

Chapter 6.0 Direct
Growth

Section 6.1
Section 6.1.1
Section 6.1.2
Section 6.1.6

With a gross density of 115 residents and jobs combined per hectare, Port Credit is within the targeted range for
Community Nodes of between 100 and 200. As such, additional density is not required to meet the target, however, it is
recognized that some infill and redevelopment will occur. This should focus on creating a more complete community and
in particular employment opportunities.
The City will monitor the gross density and population to employment ratio in the Community Node and will assess its
ability to accommodate further growth through the development approval process.
Increases in employment opportunities are to be accommodated on lands designated mixed use, which can
accommodate a range of establishments including: retail, restaurants, and offices.
Intensification will address matters such as:
a. contribution to a complete community;
b. providing employment opportunities;
c. sensitivity to existing and planned context and
contribution to the village mainstreet character;
d. respecting heritage; and
e. protecting views and access to the waterfront.

Chapter 8
Complete
Communities

Section 8.5.2

Uses in proximity to the waterfront will provide for public access, where appropriate. Through land acquisition, capital
works and the review of proposals, Mississauga will endeavor to ensure this Vision is realized.
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6.

School Accommodation

The Dufferin-Peel Catholic District School
Board

The Peel District School Board

Student Yield:

Student Yield:

5
1
1

2
2

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

Junior Kindergarten to Grade 8
Grade 9 to Grade 12

School Accommodation:

School Accommodation:

Forest Avenue P.S.

St. Dominic Elementary School

Enrolment:
Capacity:
Portables:

174
199
0

Riverside P.S.
Enrolment:
Capacity:
Portables:

327
271
5

St. Paul Secondary School
300
438
0

Port Credit S.S.
Enrolment:
Capacity:
Portables:

Enrolment:
Capacity:
Portables:

1 164
1 203
0

Enrolment:
Capacity:
Portables:

424
807
0
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7.

Community Comments

A community meeting was held by Ward 1 Councillor, Stephen Dasko on February 11, 2019. Over 100 people were in attendance.
Approximately 15 written submissions were received.
The following comments made by the community as well as any others raised at the public meeting will be addressed in the
Recommendation Report, which will come at a later date.
•
•
•
•
•
•
•
•

The proposed development is too high and does not integrate well with the surrounding properties
The Official Plan permission of six storeys should be maintained
Views to the waterfront should be protected and enhanced by the proposal
The proposed development will produce negative impacts on the Port Credit Community Node
The bulk of the building should be reduced
The additional density will create traffic impacts
The approval of a ten storey building will destabilize the surrounding community and create a precedent
The architecture and design of the building will positively add to the surrounding community
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8.

Development Issues

The following is a summary of comments from agencies and departments regarding the applications:
Agency / Comment Date

Comments

Region of Peel
(June 6, 2018)

The application does not require an amendment to the Region of Peel Official Plan.
An existing 300 mm diameter watermain and an existing 450 mm diameter sanitary sewer are located on Port Street East.
Servicing of this site may require municipal and/or private easements and the construction, extension, twinning and/or
upgrading municipal services. All works associated with the servicing of this site will be at the applicants expense. The
applicant will also be responsible for the payment of applicable fees, DC charges, legal costs and all other costs associated
with the development of this site.

Dufferin-Peel Catholic District
School Board and the Peel
District School Board
(January 24, 2019)

Both School Boards have 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.

City Community Services
Department –Park Planning
Section
(January 23, 2019)

The proposed residential development is adjacent to City owned lands identified as St. Lawrence Park (P-435). This park
includes a waterfront trail and a community play site. Port Credit Memorial Park (P-106) is within proximity to the site and
includes picnic areas, basketball hoops, a play site, and a multi-use ramp facility.
The proposed development shall maintain a 1.5 m setback from the below grade parking structure to the western property
boundary of St. Lawrence Park. Through the review of a future site plan application, securities related to protection and
cleanup for St. Lawrence Park will be determined.
Prior to the issuance of building permits cash-in-lieu for park or other public recreational purposes is required pursuant to
Section 42 of the Planning Act and in accordance with City'
s Policies and By-laws.

Economic Development Office
(May 29, 2018)

Economic Development has concerns with the proposed amendment in land use designation from "Mixed Use" to "Mixed
Use - Special Site" and changes to the RA2-33 zoning for a residential building without mixed uses.
As per Section 11.2.6.2 of the official plan, "Lands designated Mixed Use will be encouraged to contain a mixture of
permitted uses". Mixed use permits "Secondary Office". The applicant is encouraged to include secondary office and/or
other non-residential uses to comply with the intent of a mixed-use development.

City Transportation and Works
Department
(January 29, 2019)

The Transportation and Works Department has received drawings and reports in support of the above noted application
and the owner has been requested to provide additional technical details and revisions to the noise study, grading plan,
parking plan, FSR, Phase I and II reports, Traffic Impact Study and the Site Plan, among other items. These changes are
required to be addressed in detail prior to the Recommendation Report Meeting.

Other City Departments and

The following City Departments and external agencies offered no objection to these applications provided that all technical
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Agency / Comment Date

Comments

External Agencies

matters are addressed in a satisfactory manner:
Canada Post
Rogers Cable
Greater Toronto Airport Authority
Alectra Utilities
Fire
The following City Departments and external agencies were circulated the applications but provided no comments:
Heritage Planning
Bell Canada
Enbridge
Canada Post
MiWay
CVC

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?
Is the proposed built form and height appropriate for the site?
Is the proposal compatible with the surrounding area?
Is the proposed setback adjacent to the City owned land appropriate?
Is the absence of commercial at the ground floor appropriate given the surrounding context?
Are the proposed zoning by-law exception standards appropriate?

Development Requirements
There are engineering matters including: grading, environmental, engineering, servicing and stormwater management that 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.
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9.

Section 37 Community Benefits (Bonus Zoning)

Should these applications be approved by Council, staff will report back to Planning and Development Committee on the provision of
community benefits as a condition of approval.
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Date: March 22, 2019
To:

Originator’s file:
OZ 18/017 W7

Chair and Members of Planning and Development
Committee

From: Andrew Whittemore, M.U.R.P., Commissioner of
Planning and Building

Meeting date:
2019/04/15

Subject
SECOND PUBLIC MEETING (WARD 7)
Applications to permit 112 Back to Back Stacked Townhomes
2512, 2522 and 2532 Argyle Road, south of Dundas Street West
west of Confederation Parkway
Owner: Plazacorp Properties Limited (by Agreement of Purchase and Sale)
File: OZ 18/017 W7
Bill 139

Recommendation
That the report dated March 22, 2019, from the Commissioner of Planning and Building
regarding the applications by Plazacorp Properties Limited (by Agreement of Purchase and
Sale) to permit 112 Back to Back Stacked Townhomes, under File OZ 18/017 W7, 2512, 2522
and 2532 Argyle Road, be received for information.

Background
The subject applications were scheduled on the March 4, 2019 Planning and Development
Committee (PDC) meeting at 1:30 pm. The public meeting was held on that date and 17
residents spoke to the item providing their comments. Given the requests by residents for an
evening meeting, the Committee directed that a motion for a second public meeting be held.
Appendix 1 contains the original Information Report dated February 15, 2019.

Comments
At the March 4, 2019 PDC meeting, the applicant presented to the Committee an overview of
the proposal, followed by oral deputations by the residents. The comments shared generally
reflected the comments spoken at the Community Meeting on February 13, 2019 and noted in
the Information Report (Appendix 1).
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Planning and Development Committee

2019/03/22

2

Originator's file: OZ 18/017 W7

The proposal has not changed and no further submissions have been received. The
information contained in Appendix 1 remains current and applicable.

Conclusion
The evening session of Planning Committee on April 15, 2019 will satisfy the motion by Council
for a second public meeting to accommodate residents in the evening. The comments received
at this meeting, along with all other comments received, will be considered and addressed
within the future Planning and Building Department recommendation report upon the
outstanding issues being resolved.

Attachments
Appendix 1: Information Report dated February 15, 2019 for March 4, 2019 PDC Meeting

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building
Prepared by: Jonathan Famme, Development Planner
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'DWH )HEUXDU\

7R &KDLUDQG0HPEHUVRI3ODQQLQJDQG'HYHORSPHQW
&RPPLWWHH

)URP $QGUHZ:KLWWHPRUH0853 &RPPLVVLRQHURI
3ODQQLQJDQG%XLOGLQJ

2ULJLQDWRU¶VILOH
2=:


0HHWLQJ GDWH






6XEMHFW

38%/,&0((7,1*,1)250$7,215(3257 :$5' 
$SSOLFDWLRQV WRSHUPLW%DFNWR%DFN6WDFNHG7RZQKRPHV
DQG$UJ\OH 5RDGVRXWKRI'XQGDV6WUHHW:HVW
ZHVWRI&RQIHGHUDWLRQ3DUNZD\
2ZQHU3OD]DFRUS3URSHUWLHV/LPLWHG E\$JUHHPHQWRI3XUFKDVHDQG6DOH 
)LOH2=:
%LOO


5HFRPPHQGDWLRQ

7KDWWKHUHSRUWGDWHG)HEUXDU\IURPWKH&RPPLVVLRQHURI3ODQQLQJDQG%XLOGLQJ
UHJDUGLQJWKHDSSOLFDWLRQVE\3OD]DFRUS3URSHUWLHV/LPLWHG E\$JUHHPHQWRI3XUFKDVHDQG
6DOH WRSHUPLW%DFNWR%DFN6WDFNHG7RZQKRPHVXQGHU)LOH2=:
DQG$UJ\OH 5RDGEHUHFHLYHGIRULQIRUPDWLRQ


%DFNJURXQG

7KHDSSOLFDWLRQVKDYHEHHQGHHPHGFRPSOHWHDQGFLUFXODWHGIRUWHFKQLFDOFRPPHQWV7KH
SXUSRVHRIWKLVUHSRUWLVWRSURYLGHSUHOLPLQDU\LQIRUPDWLRQRQWKHDSSOLFDWLRQVDQGWRVHHN
FRPPHQWVIURPWKHFRPPXQLW\7KHUHSRUWFRQVLVWVRIWZRSDUWVDKLJKOHYHORYHUYLHZRIWKH
DSSOLFDWLRQVDQGDGHWDLOHG LQIRUPDWLRQDQGSUHOLPLQDU\SODQQLQJDQDO\VLV $SSHQGL[  

352326$/
7KHRIILFLDOSODQDPHQGPHQWDQGUH]RQLQJDSSOLFDWLRQVDUHUHTXLUHGWRSHUPLWEDFNWREDFN
VWDFNHGWRZQKRPHVRQDSULYDWH URDG7KHDSSOLFDQWLVSURSRVLQJWRDPHQGWKHRIILFLDOSODQIURP
5HVLGHQWLDO/RZ'HQVLW\,WR5HVLGHQWLDO0HGLXP'HQVLW\7KH]RQLQJE\ODZZLOODOVRQHHG
WREHDPHQGHGIURP5 'HWDFKHG'ZHOOLQJV WR50 +RUL]RQWDO0XOWLSOH 'ZHOOLQJVZLWKPRUH
WKDQGZHOOLQJXQLWV WRLPSOHPHQWWKLVGHYHORSPHQWSURSRVDO

'XULQJWKHRQJRLQJUHYLHZRIWKHVHDSSOLFDWLRQVVWDIIPD\UHFRPPHQGGLIIHUHQWODQGXVH
GHVLJQDWLRQVDQG]RQLQJFDWHJRULHVWRLPSOHPHQWWKHSURSRVDO
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3ODQQLQJDQG'HYHORSPHQW&RPPLWWHH





2ULJLQDWRU VILOH2=:


$SSOLFDQW¶VHOHYDWLRQVRIWKHSURSRVHGEDFNWREDFNVWDFNHGWRZQKRPHV






&RPPHQWV

7KHSURSHUW\LVORFDWHGRQWKHZHVWVLGHRI$UJ\OH5RDGVRXWKRI'XQGDV6WUHHW:HVWZLWKLQWKH
&RRNVYLOOH1HLJKERXUKRRG &KDUDFWHU$UHD7KHVLWHLVFXUUHQWO\RFFXSLHGE\GHWDFKHG
GZHOOLQJV
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3ODQQLQJDQG'HYHORSPHQW&RPPLWWHH





2ULJLQDWRU VILOH2=:


$HULDO LPDJHRIDQG$UJ\OH5RDG




/$1'86(32/,&,(6$1'5(*8/$7,216
7KHUHOHYDQW SROLFLHVRI0LVVLVVDXJD2IILFLDO3ODQDUHFRQVLVWHQWZLWKWKH3URYLQFLDO3ROLF\
6WDWHPHQW 336 *URZWK 3ODQIRUWKH*ROGHQ+RUVHVKRH *URZWK3ODQ DQG5HJLRQRI3HHO
2IILFLDO3ODQ 523 7KH*UHHQEHOW3ODQDQG3DUNZD\%HOW3ODQSROLFLHVGRQRWDSSO\7KH
SURSRVHGGHYHORSPHQWLVJHQHUDOO\ FRQVLVWHQWZLWKWKH336DQGJHQHUDOO\ FRQIRUPVWRWKH
*URZWK3ODQDQGWKH5237KHFRQIRUPLW\RIWKLVSURSRVDOZLWKWKHSROLFLHVRI0LVVLVVDXJD
2IILFLDO3ODQLVXQGHUUHYLHZ

$GGLWLRQDO LQIRUPDWLRQDQGGHWDLOVDUHIRXQGLQ$SSHQGL[ 6HFWLRQ

$*(1&<$1'&,7<'(3$570(17&200(176
$JHQF\DQGGHSDUWPHQWFRPPHQWVDUHVXPPDUL]HGLQ$SSHQGL[ 6HFWLRQ


)LQDQFLDO ,PSDFW

$OOIHHVSDLGE\GHYHORSHUVDUHVWULFWO\JRYHUQHG E\OHJLVODWLRQ UHJXODWLRQDQG&LW\E\ODZV
)HHVDUHUHTXLUHGWREHSDLGSULRUWRDSSOLFDWLRQDSSURYDO H[FHSWZKHUHRWKHUZLVHPD\EH
SUHVFULEHG7KHVHLQFOXGHWKRVHGXHWRWKH&LW\RI0LVVLVVDXJDDVZHOODVDQ\RWKHUH[WHUQDO
DJHQF\
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3ODQQLQJDQG'HYHORSPHQW&RPPLWWHH





2ULJLQDWRU VILOH2=:



&RQFOXVLRQ

0RVWDJHQF\DQG&LW\GHSDUWPHQWFRPPHQWVKDYHEHHQUHFHLYHG7KH3ODQQLQJDQG%XLOGLQJ
'HSDUWPHQWZLOOPDNHDUHFRPPHQGDWLRQRQWKLVSURMHFWDIWHUWKHSXEOLFPHHWLQJKDVEHHQKHOG
DQGWKHLVVXHVKDYHEHHQUHVROYHG7KHLVVXHVWREHDGGUHVVHGLQFOXGHDSSURSULDWHQHVVRIWKH
SURSRVHGGHQVLW\SURYLVLRQRIDGHTXDWHDPHQLW\DUHDODQGVFDSLQJDQGEXIIHUVDQGVWRUP
VHZHUFDSDFLW\&RPPHQWVUHFHLYHGWKURXJKFRPPXQLW\FRQVXOWDWLRQDQGLQSXWZLOODOVREH
DGGUHVVHGSULRUWRPDNLQJDUHFRPPHQGDWLRQ


$WWDFKPHQWV

$SSHQGL[  'HWDLOHG,QIRUPDWLRQDQG3UHOLPLQDU\3ODQQLQJ $QDO\VLV







$QGUHZ:KLWWHPRUH0853 &RPPLVVLRQHURI3ODQQLQJDQG%XLOGLQJ

3UHSDUHGE\-RQDWKDQ )DPPH'HYHORSPHQW3ODQQHU
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$SSHQGL[3DJH
)LOH2=:


'HWDLOHG,QIRUPDWLRQDQG3UHOLPLQDU\3ODQQLQJ$QDO\VLV

2ZQHU3OD]DFRUS3URSHUWLHV/LPLWHG E\$JUHHPHQWRI3XUFKDVHDQG6DOH 

7DEOHRI&RQWHQWV

 6LWH+LVWRU\
 6LWH&RQWH[W
 1HLJKERXUKRRG&RQWH[W
2WKHU'HYHORSPHQW$SSOLFDWLRQV
&RPPXQLW\6HUYLFHV
 3URMHFW'HWDLOV
&RQFHSW3ODQDQG(OHYDWLRQV
 &RPPXQLW\&RPPHQWV
 /DQG8VH3ROLFLHVDQG5HJXODWLRQV
([FHUSWRI&RRNVYLOOH1HLJKERXUKRRG/DQG8VH
([LVWLQJ=RQLQJDQG*HQHUDO&RQWH[W
3URSRVHG=RQLQJDQG*HQHUDO&RQWH[W
6XPPDU\RI$SSOLFDEOH3ROLFLHV
([LVWLQJDQG3URSRVHG0LVVLVVDXJD2IILFLDO3ODQ'HVLJQDWLRQIRUWKH6XEMHFW6LWH
([LVWLQJ'HVLJQDWLRQ
3URSRVHG'HVLJQDWLRQ
3URYLQFLDO3ROLF\6WDWHPHQW 336 DQG*URZWK3ODQ$QDO\VLV
&RQVLVWHQF\ZLWK3URYLQFLDO3ROLF\6WDWHPHQW
&RQIRUPLW\ZLWK*URZWK3ODQ
5HJLRQRI3HHO2IILFLDO3ODQ
5HOHYDQW0LVVLVVDXJD2IILFLDO3ODQ3ROLFLHV
([LVWLQJDQG3URSRVHG=RQLQJ
 6HFWLRQ&RPPXQLW\%HQHILWV %RQXV=RQLQJ 
 6FKRRO$FFRPPRGDWLRQ
 'HYHORSPHQW,VVXHV
'HYHORSPHQW5HTXLUHPHQWV
2WKHU,QIRUPDWLRQ
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$SSHQGL[3DJH
)LOH2=:


 6LWH+LVWRU\
x ±H[LVWLQJGHWDFKHGGZHOOLQJVFRQVWUXFWHG

x 0D\±0LQRUYDULDQFHDSSOLFDWLRQXQGHUILOH$WRSHUPLWDGD\FDUHIRUD
PD[LPXPRIFKLOGUHQZDVUHIXVHGIRU$UJ\OH5RDG

x -XQH±=RQLQJ%\ODZFDPHLQWRIRUFH7KHVXEMHFWODQGVDUH]RQHG5
'HWDFKHG'ZHOOLQJV ZKLFKSHUPLWVGHWDFKHGGZHOOLQJVRQORWVZLWKPLQLPXPIURQWDJHVRI
P IW 

x 1RYHPEHU±0LVVLVVDXJD2IILFLDO3ODQFDPHLQWRIRUFHH[FHSWIRUWKRVHVLWHSROLFLHV
ZKLFKKDYHEHHQDSSHDOHG$VQRDSSHDOVKDYHEHHQILOHGWKHSROLFLHVRIWKHQHZ
0LVVLVVDXJD2IILFLDO3ODQDSSO\7KHVXEMHFWODQGVDUHGHVLJQDWHG5HVLGHQWLDO/RZ'HQVLW\
,LQWKH&RRNVYLOOH1HLJKERXUKRRG&KDUDFWHU$UHD

 6LWH&RQWH[W
7KHSURSHUW\LVORFDWHGZLWKLQDUHVLGHQWLDOQHLJKERXUKRRGRULJLQDOO\GHYHORSHGLQWKHV
7KHODQGVRQWKHZHVWVLGHRI$UJ\OH5RDGDUHFRPSULVHGRIKLJKGHQVLW\DSDUWPHQWEXLOGLQJV
ZLWKWKHH[FHSWLRQRIWKHVXEMHFWODQGV7KHODQGVWRWKHVRXWKDQGHDVWDUHGHWDFKHGGZHOOLQJV
ZLWKLQWKH&RRNVYLOOH1HLJKERXUKRRG7KHVLWHLVFXUUHQWO\RFFXSLHGE\GHWDFKHGGZHOOLQJVRQ
ODUJHORWV)XUWKHUQRUWKLV'XQGDV6WUHHW:HVWZKLFKLVGHVLJQDWHGDVDQ,QWHQVLILFDWLRQ
&RUULGRUDQGFRQWDLQVDPL[RIXVHVLQFOXGLQJDXWRPRWLYHUHSDLUUHWDLORIILFHDQGDSDUWPHQW
EXLOGLQJV

7KHUHLVEXVVHUYLFHYLDURXWHRQ'XQGDV6WUHHW:HVWZKLFKFRQQHFWVWR,VOLQJWRQ 77& 
VWDWLRQDQGURXWHDORQJ&RQIHGHUDWLRQ3DUNZD\ZKLFKFRQQHFWVGLUHFWO\WRWKH'RZQWRZQ
7UDQVLW7HUPLQDO&RRNVYLOOH*2VWDWLRQDQG7ULOOLXP+RVSLWDO7KHUHLVDOVRDQRQURDGELNH
ODQHUXQQLQJDORQJ&RQIHGHUDWLRQ3DUNZD\DVKDUHGURXWHRQ3DLVOH\%RXOHYDUG:HVWDQGD
SURSRVHGF\FOHWUDFNVHSDUDWHGELNHODQHRQ'XQGDV6WUHHW:HVW
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$SSHQGL[3DJH
)LOH2=:



3URSHUW\6L]HDQG8VH
)URQWDJH

$UJ\OH5RDG
'HSWK
*URVV/RW$UHD
([LVWLQJ8VHV


P IW 
P IW 
KD DF 
GHWDFKHGGZHOOLQJV


7KHVXUURXQGLQJODQGXVHVDUH
1RUWK IRXUVWRUH\DSDUWPHQWEXLOGLQJV
(DVW
GHWDFKHGGZHOOLQJV
6RXWK GHWDFKHGGZHOOLQJV
:HVW DSDUWPHQWEXLOGLQJDPHQLW\DUHDGHWDFKHGGZHOOLQJV
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,PDJHRIH[LVWLQJFRQGLWLRQVIDFLQJQRUWKZHVW


$SSHQGL[3DJH
)LOH2=:






 1HLJKERXUKRRG&RQWH[W
%DVHGRQWKHFHQVXVWKHH[LVWLQJSRSXODWLRQRIWKH&RRNVYLOOH1HLJKERXUKRRG :HVW LV
ZLWKDPHGLDQDJHRI FRPSDUHGWRWKH&LW\¶VPHGLDQDJHRI RIWKH
QHLJKERXUKRRGSRSXODWLRQDUHRIZRUNLQJDJH WR\HDUVRIDJH ZLWKFKLOGUHQ 
\HDUV DQGVHQLRUV \HDUVDQGRYHU %\DQGWKHSRSXODWLRQIRUWKLV
FKDUDFWHUDUHDLVIRUHFDVWHGWREHDQGUHVSHFWLYHO\7KHDYHUDJHKRXVHKROGVL]H
LVSHUVRQVZLWKRISHRSOHOLYLQJLQGHWDFKHGKRPHV ORZHUWKDQWKH&LW\¶VDYHUDJHRI
 7KHPL[RIKRXVLQJWHQXUHIRUWKHQRGHLVXQLWV  RZQHGDQGXQLWV  
UHQWHGZLWKDYDFDQF\UDWHRIDSSUR[LPDWHO\,QDGGLWLRQWKHQXPEHURIMREVZLWKLQWKLV
&KDUDFWHU$UHDLV7RWDOHPSOR\PHQWFRPELQHGZLWKWKHSRSXODWLRQUHVXOWVLQD33-IRU
WKH&RRNVYLOOH1HLJKERXUKRRG :HVW RISHUVRQVSOXVMRESHUKD

2WKHU'HYHORSPHQW$SSOLFDWLRQV
$GHYHORSPHQWDSSOLFDWLRQIRUOLYHZRUNWRZQKRPHXQLWVZDVDSSURYHGLQSULQFLSOHLQ2FWREHU
DIHZEORFNVWRWKHHDVWDWDQG&RQIHGHUDWLRQ3DUNZD\DQGDVLWHSODQLV
FXUUHQWO\XQGHUUHYLHZIRUEDFNWREDFNVWDFNHGWRZQKRPHXQLWVVHYHUDOEORFNVWRWKHVRXWK
DQGZHVWDW3DLVOH\%RXOHYDUG:HVWRQWKHVLWHRIDQH[LVWLQJUHQWDODSDUWPHQWEXLOGLQJ

&RPPXQLW\6HUYLFHV
7KLVDSSOLFDWLRQZLOOKDYHPLQLPDOLPSDFWRQH[LVWLQJVHUYLFHVLQWKHFRPPXQLW\7KHVLWHLV
ORFDWHGZLWKLQPHWUHV IW RI*RUGRQ/XPLVV3DUN ORFDWHGVRXWKRI3DLVOH\%RXOHYDUG
:HVWZHVWRI&RQIHGHUDWLRQ3DUNZD\ ZKLFKFRQWDLQVDVRFFHUILHOGDQGSOD\JURXQGDQGZLWKLQ
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)LOH2=:

PHWUHV IW RI)ORUDGDOH3DUN QRUWKZHVWFRUQHURI3DLVOH\%RXOHYDUG:HVWDQG
&RQIHGHUDWLRQ3DUNZD\ ZKLFKFRQWDLQVDSOD\JURXQGDQGVSUD\SDG&RRNVYLOOH/LEUDU\LV
ORFDWHGDSSUR[LPDWHO\PHWUHV IW DZD\DWWKHQRUWKZHVWFRUQHURI'XQGDV6WUHHW
:HVWDQG+XURQWDULR6WUHHW$GGLWLRQDOFRPPHQWVIURP&RPPXQLW\6HUYLFHVUHJDUGLQJ&LW\
SDUNVDQGIDFLOLWLHVFDQEHUHYLHZHGZLWKLQ6HFWLRQRIWKLV$SSHQGL[

 3URMHFW'HWDLOV
7KHDSSOLFDWLRQVDUHWRSHUPLWEDFNWREDFNVWDFNHGWRZQKRPHV

'HYHORSPHQW3URSRVDO
$SSOLFDWLRQV
VXEPLWWHG
'HYHORSHU
2ZQHU
$SSOLFDQW
1XPEHURIXQLWV
3URSRVHG*URVV)ORRU$UHD
+HLJKW
)ORRU6SDFH,QGH[
/DQGVFDSHG$UHD
5RDG7\SH
$QWLFLSDWHG3RSXODWLRQ




















3DUNLQJ
UHVLGHQWVSDFHV
YLVLWRUVSDFHV
7RWDO
*UHHQ,QLWLDWLYHV

5HFHLYHG2FWREHU
'HHPHGFRPSOHWH1RYHPEHU
3OD]DFRUS3URSHUWLHV/LPLWHG E\$JUHHPHQWRI3XUFKDVH
DQG6DOH 
'HVLJQ3ODQ6HUYLFHV,QF

P IW 
VWRUH\V


SULYDWHURDG
 
$YHUDJHKRXVHKROGVL]HVIRUDOOXQLWV E\W\SH EDVHGRQ
WKH&HQVXV
5HTXLUHG
3URSRVHG






x ELF\FOHSDUNLQJVSDFHVZLWKLQXQGHUJURXQGJDUDJH
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&RQFHSW3ODQDQG(OHYDWLRQV
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$SSHQGL[3DJH
)LOH2=:




4.2. - 13

(OHYDWLRQV

ůŽĐŬͲĂƐƚůĞǀĂƚŝŽŶ

ůŽĐŬͲtĞƐƚůĞǀĂƚŝŽŶ



$SSHQGL[3DJH
)LOH2=:


ůŽĐŬͲĂƐƚůĞǀĂƚŝŽŶ

ůŽĐŬͲtĞƐƚůĞǀĂƚŝŽŶ

ůŽĐŬͲ^ŽƵƚŚůĞǀĂƚŝŽŶ

ůŽĐŬͲ^ŽƵƚŚůĞǀĂƚŝŽŶ

ůŽĐŬͲEŽƌƚŚůĞǀĂƚŝŽŶ

ůŽĐŬͲEŽƌƚŚůĞǀĂƚŝŽŶ
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$SSHQGL[3DJH
)LOH2=:


 &RPPXQLW\&RPPHQWV
$FRPPXQLW\PHHWLQJZDVKHOGE\:DUG&RXQFLOORU'LSLND'DPHUODRQ)HEUXDU\

7KHIROORZLQJFRPPHQWVPDGHE\WKHFRPPXQLW\DVZHOODVDQ\RWKHUVUDLVHGDWWKHSXEOLF
PHHWLQJZLOOEHDGGUHVVHGLQWKH5HFRPPHQGDWLRQ5HSRUWZKLFKZLOOFRPHDWDODWHUGDWH

x 7KHUHLVWRRPXFKWUDIILFFXUUHQWO\DQGWKHSURSRVHGGHYHORSPHQWZLOOPDNHLWZRUVH
SDUWLFXODUO\SUREOHPDWLFWRPDNHOHIWWXUQVWR'XQGDVRU&RQIHGHUDWLRQ3DUNZD\
x 7KHUHLVDFRQFHUQZLWKSXEOLFVDIHW\GXHWRYLVLELOLW\RIYHKLFOHVJLYHQWKHEHQGLQWKHURDG
ORFDWLRQRIWKHSURSRVHGDFFHVVRQVWUHHWSDUNLQJDQGFKLOGUHQZDONLQJWRVFKRRO
x ,QVXIILFLHQWQXPEHURISDUNLQJVSDFHV
x 7KHSURSRVDOIRUXQLWVLVWRRGHQVH
x 7KHGHYHORSPHQWLVWRRWDOODQGZLOOEORFNYLHZVDQGFUHDWHVKDGRZLPSDFWV
x 7KHUHLVDFRQFHUQWKDWLWZRXOGOHDGWRORZHUSURSHUW\YDOXHVDQGDQLQFUHDVHLQFULPH
x &RQFHUQZDVUDLVHGWKDWWKHUHZDVLQVXIILFLHQWDPHQLW\DUHDDQGWKDWUHVLGHQWVZRXOGXVH
WKHDPHQLW\DUHDRIWKHFRQGRPLQLXPEXLOGLQJWRWKHQRUWK
x 7KHSUR[LPLW\RIWKHSURSRVHGJDUEDJHVWRUDJHDUHDWRWKHFRQGRPLQLXPWRWKHQRUWK¶V
FKLOGUHQ¶VSOD\DUHDZDVDFRQFHUQ
x 7KHUHZDVFRQFHUQWKDWWKHSURSRVHGGHYHORSPHQWZDVHQFURDFKLQJRQWKHDGMDFHQW
FRQGRPLQLXPODQGVWRWKHQRUWK
x 7KHUHZLOOEHLQFUHDVHGIORRGLQJULVN
x 7KHUHZLOOEHGDPDJHWRDGMDFHQWSURSHUWLHVDQGIRXQGDWLRQVGXULQJFRQVWUXFWLRQ
x 7KHUHZLOOEHLQFUHDVHGQRLVHDQGSDUWLFXODUO\LQWKHDUHDEHWZHHQWKHSURSRVHGWRZQKRPHV
DQGWKHH[LVWLQJFRQGRPLQLXPEXLOGLQJWRWKHQRUWK
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 /DQG8VH3ROLFLHVDQG5HJXODWLRQV
([FHUSWRI&RRNVYLOOH1HLJKERXUKRRG/DQG8VH



$SSHQGL[3DJH
)LOH2=:
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([LVWLQJ=RQLQJDQG*HQHUDO&RQWH[W



3URSRVHG=RQLQJDQG*HQHUDO&RQWH[W



$SSHQGL[3DJH
)LOH2=:
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$SSHQGL[3DJH
)LOH2=:


6XPPDU\RI$SSOLFDEOH3ROLFLHV
7KHIROORZLQJWDEOHVXPPDUL]HVWKHDSSOLFDEOHSROLF\DQGUHJXODWLRQGRFXPHQWVWKDWDIIHFWWKHVH
DSSOLFDWLRQV

0LVVLVVDXJD2IILFLDO3ODQ 023 
3ROLF\
3ROLFLHV
3URSRVDO
3URYLQFLDO3ROLF\
7KHH[LVWLQJSROLFLHVRI023DUH
7KHSURSRVHGGHYHORSPHQWLV
6WDWHPHQW 336 
FRQVLVWHQWZLWKWKH336
JHQHUDOO\FRQVLVWHQWZLWKWKH336
*URZWK3ODQIRUWKH 7KHH[LVWLQJSROLFLHVRIWKH023
7KHSURSRVHGGHYHORSPHQWLV
*UHDWHU*ROGHQ
FRQIRUPZLWKWKH*URZWK3ODQ
JHQHUDOO\LQFRQIRUPLW\ZLWKWKH
+RUVHVKRH *URZWK
*URZWK3ODQ
3ODQ 
*UHHQEHOW3ODQ
QD
QD
3DUNZD\%HOW3ODQ
QD
QD
5HJLRQRI3HHO
7KHH[LVWLQJSROLFLHVRI023DUH
7KHSURSRVHGDSSOLFDWLRQLVH[HPSW
2IILFLDO3ODQ
FRQVLVWHQWZLWKWKH523
IURP5HJLRQDODSSURYDO
0LVVLVVDXJD
7KHODQGVDUHORFDWHGZLWKLQWKH
7KHDSSOLFDQWLVSURSRVLQJWRFKDQJH
2IILFLDO3ODQ
&RRNVYLOOH1HLJKERXUKRRG&KDUDFWHU WKHGHVLJQDWLRQWR5HVLGHQWLDO
$UHDDQGDUHGHVLJQDWHG5HVLGHQWLDO 0HGLXP'HQVLW\WRSHUPLWD
/RZ'HQVLW\,ZKLFKSHUPLWV
SURSRVHGGHYHORSPHQWRIEDFNWR
EDFNVWDFNHGWRZQKRPHVDWDKHLJKW
GHWDFKHGGZHOOLQJVVHPLGHWDFKHG
GZHOOLQJVDQGGXSOH[GZHOOLQJV
RIVWRUH\V7KLVGHVLJQDWLRQLV
1HLJKERXUKRRGVDUHQRWLQWHQGHGWR FRQVLVWHQWZLWKWKHLQWHQWRIWKH
EHWKHIRFXVIRULQWHQVLILFDWLRQEXW
RIILFLDOSODQEXWZLOOQHHGWRDGGUHVV
PD\EHFRQVLGHUHGIRUVXFKZKHUH
VHUYLFLQJDQGEXLOWIRUPSROLFLHVDV
WKHSURSRVHGGHYHORSPHQWLV
RXWOLQHGLQWKH'HYHORSPHQW,VVXHV
FRPSDWLEOHLQEXLOWIRUPDQGVFDOHWR VHFWLRQEHORZ
VXUURXQGLQJGHYHORSPHQWHQKDQFHV
WKHH[LVWLQJRUSODQQHGGHYHORSPHQW
DQGLVFRQVLVWHQWZLWKWKHSROLFLHVRI
0231HLJKERXUKRRGVSHUPLWD
PD[LPXPKHLJKWRIVWRUH\V
$UH]RQLQJLVSURSRVHGIURP5
=RQLQJ%\ODZ 7KHODQGVDUHFXUUHQWO\]RQHG5

'HWDFKHG'ZHOOLQJV WR50
'HWDFKHG'ZHOOLQJV 
([FHSWLRQ +RUL]RQWDO0XOWLSOH
'ZHOOLQJVZLWKPRUHWKDQGZHOOLQJ
XQLWV WRSHUPLWEDFNWREDFN
VWDFNHGWRZQKRPHV

([LVWLQJDQG3URSRVHG0LVVLVVDXJD2IILFLDO3ODQ'HVLJQDWLRQIRUWKH6XEMHFW6LWH
([LVWLQJ'HVLJQDWLRQ
5HVLGHQWLDO/RZ'HQVLW\,ZKLFKSHUPLWVGHWDFKHGGZHOOLQJVVHPLGHWDFKHGGZHOOLQJVDQG
GXSOH[GZHOOLQJV

3URSRVHG'HVLJQDWLRQ
5HVLGHQWLDO0HGLXP'HQVLW\ZKLFKSHUPLWVWRZQKRXVHGZHOOLQJVDQGDOOIRUPVRIKRUL]RQWDO
PXOWLSOHGZHOOLQJV
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3URYLQFLDO3ROLF\6WDWHPHQW 336 DQG*URZWK3ODQ$QDO\VLV

$SSHQGL[3DJH
)LOH2=:


&RQVLVWHQF\ZLWK3URYLQFLDO3ROLF\6WDWHPHQW
7KH3URYLQFLDO3ROLF\6WDWHPHQW 336 LVLVVXHGXQGHU6HFWLRQRIWKH3ODQQLQJ$FWDQG
DOOGHFLVLRQVDIIHFWLQJODQGXVHSODQQLQJPDWWHUVVKDOOEHFRQVLVWHQWZLWKWKH3URYLQFLDO3ROLF\
6WDWHPHQW

7KHIROORZLQJWDEOHKDVEHHQSUHSDUHGWRGHPRQVWUDWHKRZ023SROLFLHVDUHFRQVLVWHQWZLWKWKH
UHOHYDQW336SROLFLHV LH0LVVLVVDXJD2IILFLDO3ODQ3ROLFLHVFROXPQ ,QDGGLWLRQWKHWDEOH
SURYLGHVDSUHOLPLQDU\DVVHVVPHQWDVWRKRZWKHSURSRVHGGHYHORSPHQWLVFRQVLVWHQWZLWK336
DQG023SROLFLHV LH2=:&RQVLVWHQF\FROXPQ 2QO\NH\SROLFLHVUHOHYDQWWRWKH
DSSOLFDWLRQKDYHEHHQLQFOXGHGDQGWKHWDEOHVKRXOGEHFRQVLGHUHGDJHQHUDOVXPPDU\RIWKH
LQWHQWRIWKHSROLFLHV

2IILFLDO3ODQ$PHQGPHQW1RWR023DGGHGDQGDPHQGHGSROLFLHVLQWKH2IILFLDO3ODQVR
WKDWLWLVFRQVLVWHQWZLWKWKH3367KLVDPHQGPHQWFDPHLQWRIRUFHRQ0D\

&RQVLVWHQF\$QDO\VLV
0LVVLVVDXJD2IILFLDO3ODQ
3URYLQFLDO3ROLF\
6WDWHPHQW 336 
3ROLFLHV 023 
%XLOGLQJ6WURQJ+HDOWK\&RPPXQLWLHV
*HQHUDO6WDWHPHQWRI
7KHGHYHORSPHQWRI
,QWHQW
1HLJKERXUKRRGVWKURXJK
3URPRWLQJHIILFLHQWODQGXVH LQILOOLQJVXSSRUWVWKHJHQHUDO
DQGGHYHORSPHQWSDWWHUQV
LQWHQWRIWKH336
DUHLPSRUWDQWWRVXVWDLQDEOH

OLYHDEOHKHDOWK\UHVLOLHQW
FRPPXQLWLHVSURWHFWLQJWKH 1HLJKERXUKRRG&KDUDFWHU
$UHDVDUHVWDEOHUHVLGHQWLDO
HQYLURQPHQWSXEOLFKHDOWK
DUHDVEXWWKH\DUHQRWWR
DQGVDIHW\DQGIDFLOLWDWLQJ
UHPDLQVWDWLF,QWHQVLILFDWLRQ
HFRQRPLFJURZWK
PD\EHFRQVLGHUHGZKHUHWKH

SURSRVHGGHYHORSPHQWLV
FRPSDWLEOHLQEXLOWIRUPDQG
VFDOHWRWKHVXUURXQGLQJ
FRQWH[WDQGLVFRQVLVWHQWZLWK
RWKHU023SROLFLHVUHODWHGWR
DSSURSULDWHEXLOWIRUPDQG
GHVLJQ 023SROLFLHV
 
/DQGXVHSDWWHUQV
023SROLFLHVHVWDEOLVKWKH
ZLWKLQVHWWOHPHQWDUHDVVKDOO IUDPHZRUNIRUSODQQLQJ
EHEDVHGRQ
SROLFLHVWKDWJXLGH
D  'HQVLWLHVDQGDPL[
GHYHORSPHQWLQGLIIHUHQW
RIODQGXVHVZKLFK
DUHDVRIWKH&LW\LQFOXGLQJ
 HIILFLHQWO\XVH
WKHORFDWLRQVIRUDQGOHYHORI
ODQGDQG
LQWHQVLILFDWLRQ&RQVLVWHQW
UHVRXUFHV
 DUHDSSURSULDWH
ZLWKWKH336DYDLODEOHDQG
IRUDQGHIILFLHQWO\

2=:&RQVLVWHQF\
:KLOHWKHDSSOLFDWLRQVSURSRVH
DQHIILFLHQWXVHRIODQGLQILOO
GHYHORSPHQWPXVWEHFRQWH[W
VHQVLWLYHDQGUHVSHFWWKH
H[LVWLQJDQGSODQQHGFKDUDFWHU

7KHSURSRVHGGHYHORSPHQWZLOO
EHDVVHVVHGZLWKUHJDUGWRWKH
DSSURSULDWHQHVVRILWVVFDOH
WUDQVLWLRQDQGFRPSDWLELOLW\ZLWK
DGMDFHQWEXLOWIRUP



'HYHORSPHQWZLWKLQ
1HLJKERXUKRRGVFDQRFFXU
VXEMHFWWRPHHWLQJ023SROLFLHV
ZLWKUHVSHFWWRDSSURSULDWH
GHVLJQDQGVHQVLWLYLW\WRWKH
VXUURXQGLQJFRQWH[W
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3URYLQFLDO3ROLF\
6WDWHPHQW 336 
XVH
LQIUDVWUXFWXUH
DQGSXEOLF
VHUYLFHIDFLOLWLHV
 PLQLPL]H
QHJDWLYHLPSDFWV
WRDLUTXDOLW\DQG
FOLPDWHFKDQJH
DQGSURPRWH
HQHUJ\HIILFLHQF\
 VXSSRUWDFWLYH
WUDQVSRUWDWLRQ
 DUHWUDQVLW
VXSSRUWLYH
E  $UDQJHRIXVHVDQG
RSSRUWXQLWLHVIRU
LQWHQVLILFDWLRQDQG
UHGHYHORSPHQWLQ
DFFRUGDQFHZLWK
FULWHULDLQ

3ODQQLQJDXWKRULWLHV
VKDOOLGHQWLI\DSSURSULDWH
ORFDWLRQVIRULQWHQVLILFDWLRQ
DQGUHGHYHORSPHQWZKHUHLW
FDQEHDFFRPPRGDWHG
WDNLQJLQWRDFFRXQWEXLOGLQJ
VWRFNEURZQILHOGV
DYDLODELOLW\RILQIUDVWUXFWXUH
DQGSXEOLFVHUYLFHIDFLOLWLHV
UHTXLUHGWRDFFRPPRGDWH
SURMHFWHGQHHGV
$SSURSULDWH
GHYHORSPHQWVWDQGDUGV
VKRXOGIDFLOLWDWH
LQWHQVLILFDWLRQ
UHGHYHORSPHQWDQGFRPSDFW
IRUPZKLOHPLWLJDWLQJULVNVWR
SXEOLFKHDOWKDQGVDIHW\

+RXVLQJ
3ODQQLQJ$XWKRULWLHV

$SSHQGL[3DJH
)LOH2=:


0LVVLVVDXJD2IILFLDO3ODQ
3ROLFLHV 023 
2=:&RQVLVWHQF\
SODQQHGLQIUDVWUXFWXUHDUH
NH\LQGHWHUPLQLQJZKHUH
JURZWKVKRXOGRFFXU

/DNHYLHZ1HLJKERXUKRRG
&KDUDFWHU$UHDLVLGHQWLILHG
DVD1RQ,QWHQVLILFDWLRQDUHD
+RZHYHU1HLJKERXUKRRG
SROLFLHVLQ023PDNHWKH
SURYLVLRQIRUWKHDOORZDQFHRI
LQWHQVLILFDWLRQWKDWLVFRQWH[W
DSSURSULDWH 023SROLFLHV
 

7KH%XLOW)RUPSROLFLHVRI
023SURYLGHGLUHFWLRQRQ
DSSURSULDWHVWDQGDUGVWR
IDFLOLWDWHLQWHQVLILFDWLRQZLWK
UHVSHFWWRWUDQVLWLRQ
VXQVKDGRZLPSDFWV
FRPSDFWXUEDQIRUPDQG
SXEOLFUHDOP3ROLFLHVDOVR
UHTXLUHGHYHORSPHQW
DSSOLFDWLRQVWRSURYLGH
DSSURSULDWHKHLJKWDQGEXLOW
IRUPWUDQVLWLRQVEHWZHHQ
VLWHVDQGWKHLUVXUURXQGLQJ
DUHD 023SROLF\ 
1HLJKERXUKRRGVDUHQRW
LQWHQGHGWREHWKHIRFXVRI

7KHSURSRVDOLVEHLQJHYDOXDWHG
RQLWVEXLOWIRUPDQGODQGXVH
FRPSDWLELOLW\ZLWKWKH
VXUURXQGLQJFRQWH[WZKLFK
LQFOXGHVDQDVVHVVPHQWRI023
SROLFLHV

7KHSURSRVDOSURSRVHVDUDQJH
DQGPL[RIXQLWW\SHVLQD
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0LVVLVVDXJD2IILFLDO3ODQ
3ROLFLHV 023 
LQWHQVLILFDWLRQDQGVKRXOGEH
UHJDUGHGDVVWDEOHUHVLGHQWLDO
DUHDV+RZHYHU
1HLJKERXUKRRGVDUHLQWHQGHG
WRUHFHLYHLQWHQVLILFDWLRQLQDQ
DSSURSULDWHPDQQHUWKDWLV
FRQWH[WVHQVLWLYH(QYLVLRQHG
LQWKLVLVWKHDFFRPPRGDWLRQ
RILQWHQVLILFDWLRQWKDWPDNHV
PRUHHIILFLHQWXVHRIODQGDQG
LVFRPSDFWLQEXLOWIRUP
023SROLF\ 
,PSOHPHQWDWLRQDQG,QWHUSUHWDWLRQ
*HQHUDO6WDWHPHQWRI
$VRXWOLQHGLQWKLVWDEOHWKH
,QWHQW
SROLFLHVRI0LVVLVVDXJD
3URYLGHVGLUHFWLRQRQKRZ
2IILFLDO3ODQDUHJHQHUDOO\
WKH3URYLQFLDO3ROLF\
FRQVLVWHQWZLWKWKHUHOHYDQW
6WDWHPHQWLVWREH
SROLFLHVRIWKH3URYLQFLDO
LPSOHPHQWHGDQG
3ROLF\6WDWHPHQW
LQWHUSUHWHG


'HFLVLRQVRIWKHFRXQFLO $VSHUPLWWHGE\WKH3ODQQLQJ
RIDPXQLFLSDOLW\VKDOOEH
$FWODQGRZQHUVKDYHWKH
FRQVLVWHQWZLWKWKH3URYLQFLDO DELOLW\WRVXEPLWDSSOLFDWLRQV
3ROLF\6WDWHPHQW
WRDPHQGWKH2IILFLDO3ODQ

DQG=RQLQJ%\ODZ
7KH2IILFLDO3ODQLVWKH

PRVWLPSRUWDQWYHKLFOHIRU
023VWDWHVWKDW&LW\&RXQFLO
LPSOHPHQWDWLRQRIWKH
3URYLQFLDO3ROLF\6WDWHPHQW ZLOOFRQVLGHUDSSOLFDWLRQVIRU
VLWHVSHFLILFDPHQGPHQWWR

WKLV3ODQDQGLGHQWLILHVWKH
FULWHULDIRUVLWHVSHFLILFRIILFLDO
SODQDPHQGPHQWV 6HFWLRQ
 

3URYLQFLDO3ROLF\
6WDWHPHQW 336 
VKDOOSURYLGHIRUDQ
DSSURSULDWHUDQJHDQGPL[RI
KRXVLQJWKDWLVDIIRUGDEOH



$SSHQGL[3DJH
)LOH2=:

2=:&RQVLVWHQF\
QHLJKERXUKRRGWKDWFXUUHQWO\
KDVRQO\DSDUWPHQWEXLOGLQJV
DQGGHWDFKHGGZHOOLQJV

$VRXWOLQHGLQWKLVWDEOHWKH
SROLFLHVRI0LVVLVVDXJD2IILFLDO
3ODQDQGWKHSURSRVHG
DSSOLFDWLRQVE\3OD]DFRUS
3URSHUWLHV/LPLWHGDUHJHQHUDOO\
FRQVLVWHQWZLWKUHOHYDQWSROLFLHV
RIWKH3URYLQFLDO3ROLF\
6WDWHPHQW

7KHDSSOLFDWLRQIRUVWDFNHG
WRZQKRXVHVLVEHLQJIXUWKHU
HYDOXDWHGRQ023SROLFLHVZLWK
UHVSHFWWRDFFHVVWUDIILF
VHUYLFLQJFDSDFLW\DQGKHLJKW
DQGWUDQVLWLRQWRVXUURXQGLQJ
ODQGXVHV


&RQIRUPLW\ZLWK*URZWK3ODQ
7KH*URZWK3ODQIRUWKH*UHDWHU*ROGHQ+RUVHVKRH *URZWK3ODQ   ZDVLVVXHGXQGHU
6HFWLRQRIWKH3ODFHVWR*URZ$FWDQGDOOGHFLVLRQVDIIHFWLQJODQGVZLWKLQWKLVDUHDZLOO
FRQIRUPZLWKWKLV3ODQ

7KHIROORZLQJWDEOHKDVEHHQSUHSDUHGWRGHPRQVWUDWHKRZ023SROLFLHVFRQIRUPZLWKWKH
UHOHYDQW*URZWK3ODQSROLFLHV LH0LVVLVVDXJD2IILFLDO3ODQ3ROLFLHVFROXPQ ,QDGGLWLRQWKH
WDEOHSURYLGHVDSUHOLPLQDU\DVVHVVPHQWDVWRKRZWKHSURSRVHGGHYHORSPHQWFRQIRUPVZLWK
*URZWK3ODQDQG023SROLFLHV LH2=:&RQIRUPLW\FROXPQ 2QO\NH\SROLFLHV
UHOHYDQWWRWKHDSSOLFDWLRQVKDYHEHHQLQFOXGHGDQGWKDWWDEOHVKRXOGEHFRQVLGHUHGDJHQHUDO
VXPPDU\RIWKHLQWHQWRIWKHSROLFLHV
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$SSHQGL[3DJH
)LOH2=:



023ZDVSUHSDUHGDQGDSSURYHGLQDFFRUGDQFHZLWKWKH*URZWK3ODQ0LVVLVVDXJDLVLQ
WKHSURFHVVRIUHYLHZLQJ023SROLFLHVWRHQVXUHFRQIRUPLW\ZLWKWKHQHZ*URZWK3ODQ
7KHGHYHORSPHQWDSSOLFDWLRQKDVEHHQUHYLHZHGDJDLQVW*URZWK3ODQSROLF\GLUHFWLRQWR
HQVXUHFRQIRUPLW\

&RQIRUPLW\$QDO\VLV

*URZWK3ODQIRUWKH
0LVVLVVDXJD2IILFLDO3ODQ
*UHDWHU*ROGHQ
3ROLFLHV 023 
+RUVHVKRH
7KH*UHDWHU*ROGHQ+RUVHVKRH
*HQHUDO6WDWHPHQWRI
023GLUHFWVJURZWKWR
,QWHQW
,QWHQVLILFDWLRQ$UHDVDQG
7KH*UHDWHU*ROGHQ
FRQWDLQVGLUHFWLRQRQKRZ
+RUVHVKRHSOD\VDQ
LQWHQVLILFDWLRQRFFXUVEDVHG
LPSRUWDQWUROHLQ
RQWKH&LW\¶V8UEDQ
DFFRPPRGDWLQJJURZWK
+LHUDUFK\+RZHYHUIRU
KRZHYHUWKHPDJQLWXGHRI DUHDVLGHQWLILHGDV1RQ
DQWLFLSDWHGJURZWKZLOO
,QWHQVLILFDWLRQDUHDV023
SURYLGHVSROLFLHVWKDWUHODWHWR
SUHVHQWFKDOOHQJHVWR
LQIUDVWUXFWXUHFRQJHVWLRQ
OLPLWHGLQWHQVLILFDWLRQWKURXJK
VSUDZOKHDOWK\
VHQVLWLYHDQGPRGHVWLQILOOLQJ
FRPPXQLWLHVFOLPDWH

7KLVGLUHFWLRQKHOSVLQ
FKDQJHDQGKHDOWK\
HQYLURQPHQW
IXOILOOLQJWKHJRDOVDQG
REMHFWLYHVLQ023WKDWJXLGH
0LVVLVVDXJDWRGHYHORSLQD
PDQQHUWKDWSURYLGHVIRU
FRPSOHWHFRPPXQLWLHVWKDW
DUHKHDOWK\DQGHIILFLHQW
023SROLF\ 
7KH*URZWK3ODQIRUWKH*UHDWHU*ROGHQ+RUVHVKRH
 *XLGLQJ3ULQFLSOHV
*HQHUDO6WDWHPHQWRI
023LVEDVHGRQDQXUEDQ
,QWHQWIRUWKLV6HFWLRQ
KLHUDUFK\WKDWLV
7KHSROLFLHVRIWKLV3ODQDUH DFFRPSDQLHGE\RYHUDUFKLQJ
EDVHGRQWKHIROORZLQJ
SROLFLHVWKDWSURYLGHJXLGDQFH
RIZKHUHJURZWKLVWRRFFXU
SULQFLSOHV
D &RPSOHWH
7KHVHSROLFLHVJRRQWR
IXUWKHUHQVXUHWKDWJURZWKLV
FRPPXQLWLHV
E 3ULRULWL]H
GRQHLQDPDQQHUWKDWLV
LQWHQVLILFDWLRQ
FRPSDFWPDNHVIRUHIILFLHQW
F 3URYLGHIOH[LELOLW\WR XVHRIODQGWDNHVDGYDQWDJH
FDSLWDOL]HRQQHZ
RIH[LVWLQJVHUYLFHVVXSSRUWV
HPSOR\PHQW
FRPSOHWHFRPPXQLWLHVDQGLV
RSSRUWXQLWLHV
DSSURSULDWHLQEXLOWIRUPDQG
G 6XSSRUWDUDQJH
GHVLJQ 023SROLFLHV
DQGPL[RIKRXVLQJ //$3 
RSWLRQV

H ,QWHJUDWHODQGXVH



2=:&RQIRUPLW\
7KHGHYHORSPHQWDSSOLFDWLRQV
UHSUHVHQWLQWHQVLILFDWLRQZLWKLQWKH
H[LVWLQJXUEDQERXQGDU\

7KHVXEMHFWSURSHUW\LVORFDWHG
ZLWKLQ&RRNVYLOOH1HLJKERXUKRRG
&KDUDFWHU$UHD7KHSURSRVDO
SURYLGHVWKHVXUURXQGLQJ
QHLJKERXUKRRGZLWKPRUHFKRLFH
LQKRXVLQJW\SHVDQGLVFRQGXFLYH
WRDKHDOWK\DQGHIILFLHQWW\SHRI
GHYHORSPHQW

+RZHYHUDQ\SRWHQWLDOLVVXHV
DVVRFLDWHGZLWKDFFRPPRGDWLQJ
JURZWKRQWKHVXEMHFWVLWHZLOOEH
IXUWKHUHYDOXDWHG




7KHSURSRVDOPDNHVHIILFLHQWXVH
RIXQGHUXWLOL]HGDQGVHUYLFHGODQG
E\SURYLGLQJDPHGLXPGHQVLW\
XQLWW\SHQRWIRXQGLQWKH
QHLJKERXUKRRGWKXVDGGLQJWR
WKHPL[RIKRXVLQJ7KH
DSSOLFDWLRQVDUHVXSSRUWLYHRI
PDQ\*URZWK3ODQSULQFLSOHV
KRZHYHUWKHPDQQHULQZKLFKWKH
DSSOLFDWLRQVLPSOHPHQWWKRVH
SULQFLSOHVZLOOEHHYDOXDWHG
DJDLQVWDSSOLFDEOHRIILFLDOSODQ
SROLFLHV
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*URZWK3ODQIRUWKH
0LVVLVVDXJD2IILFLDO3ODQ
*UHDWHU*ROGHQ
3ROLFLHV 023 
+RUVHVKRH
SODQQLQJDQG
LQYHVWPHQWLQ
LQIUDVWUXFWXUH
I 3URYLGHGLIIHUHQW
DSSURDFKHVWR
PDQDJHJURZWKWKDW
UHFRJQL]HGLYHUVLW\
RIFRPPXQLWLHV
J 3URWHFWQDWXUDO
KHULWDJHK\GURORJLF
ODQGIRUPV
K &RQVHUYHDQG
SURPRWHFXOWXUDO
KHULWDJH
L ,QWHJUDWHFOLPDWH
FKDQJH
FRQVLGHUDWLRQV
 /HJLVODWLYH$XWKRULW\
*HQHUDO6WDWHPHQWRI
$VLOOXVWUDWHGWKURXJKWKLV
,QWHQW
WDEOH023JHQHUDOO\
$OOGHFLVLRQVPDGHRQRU
FRQIRUPVWRWKH*URZWK3ODQ
DIWHU-XO\ZLOO
FRQIRUPZLWKWKLV3ODQ
 +RZWR5HDGWKLV3ODQ

*HQHUDO6WDWHPHQWRI
023SROLFLHVKDYHEHHQ
,QWHQWIRUWKLV6HFWLRQ
UHYLHZHGLQUHODWLRQWRWKH
*URZWK3ODQDQGRWKHU
2XWOLQHVWKHUHODWLRQVKLS
EHWZHHQWKH*URZWK3ODQ
DSSOLFDEOH3URYLQFLDOSODQQLQJ
GRFXPHQWV
DQGRWKHUSODQQLQJ
GRFXPHQWVDQGKRZWR
UHDGWKHSODQ
:KHUHDQG+RZWR*URZ
&RQWH[W
*HQHUDO6WDWHPHQWRI
0LVVLVVDXJDZLOOGHYHORSD
,QWHQW
FLW\SDWWHUQWKDWLVPRUH
7KLV3ODQLVDERXWEXLOGLQJ VXVWDLQDEOHDQGVXSSRUWV
FRPSDFWDQGFRPSOHWH
FRPSOHWHFRPPXQLWLHVE\
FRPPXQLWLHV%HWWHUXVHRI GLUHFWLQJJURZWKWR
ODQGDQGLQIUDVWUXFWXUHFDQ ,QWHQVLILFDWLRQ$UHDVDQG
EHPDGHE\SULRULWL]LQJ
PDQDJLQJJURZWKLQRWKHU
LQWHQVLILFDWLRQEXLOGLQJ
DUHDV 0236HFWLRQ 
FRPSDFWDQGFRPSOHWH
FRPPXQLWLHVDQG
LQFUHDVLQJWKHPRGDOVKDUH
IRUWUDQVLWDQGDFWLYH
WUDQVSRUWDWLRQ
3ROLFLHV)RU:KHUHDQG+RZ7R*URZ
0DQDJLQJ*URZWK

$SSHQGL[3DJH
)LOH2=:


2=:&RQIRUPLW\

7KHDSSOLFDWLRQVZHUHGHHPHG
FRPSOHWHRQ1RYHPEHU

7KHDSSOLFDWLRQVKDYHEHHQ
UHYLHZHGDFFRUGLQJO\

7KHSURSRVDOPDNHVHIILFLHQWXVH
RIXQGHUXWLOL]HGDQGVHUYLFHGODQG
E\SURYLGLQJPHGLXPGHQVLW\
GHYHORSPHQWDQGRIIHUVDPL[RI
XQLWW\SHVQRWIRXQGZLWKLQWKH
QHLJKERXUKRRG

7KHGHWDLOVRIWKHGHYHORSPHQW
DQGLWVDSSURSULDWHQHVVDUH
VXEMHFWWRIXUWKHUDQDO\VLV
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*URZWK3ODQIRUWKH
*UHDWHU*ROGHQ
+RUVHVKRH
*HQHUDO6WDWHPHQWRI
,QWHQWIRUWKLV6HFWLRQ
*URZWKZLOOEHSULPDULO\
GLUHFWHGWRDSSURSULDWH
ORFDWLRQVWKDWVXSSRUW
FRPSOHWHFRPPXQLWLHVDQG
LQIUDVWUXFWXUHDVGLUHFWHG
E\WKHXSSHUWLHU
PXQLFLSDOLW\


5HOHYDQW3ROLFLHV
D *URZWKVKRXOGEH
SULPDULO\GLUHFWHGWR
VHWWOHPHQWDUHDVWKDW
L $UHZLWKLQWKHEXLOW
ERXQGDU\DQGKDYH
SODQQHGPXQLFLSDO
ZDWHUDQG
ZDVWHZDWHUV\VWHPV
DQGVXSSRUW
FRPSOHWH
FRPPXQLWLHV
DLLLLLL 
LL WKDWDUHLQ
GHOLQHDWHGEXLOWXS 
DUHDVVWUDWHJLF
JURZWKDUHDV
ORFDWLRQVZLWK
H[LVWLQJRUSODQQHG
WUDQVLWDQGSXEOLF 
VHUYLFHIDFLOLWLHV
FLLLLLLLY 
LLL WKDWLVJHQHUDOO\
DZD\IURP
KD]DUGRXVODQGV
H 

E ,QWHJUDWHGSODQQLQJWR 
PDQDJHIRUHFDVWHG
JURZWKZLOO
L %HVXSSRUWHGE\
SODQQLQJIRU
LQIUDVWUXFWXUHDQG
SXEOLFVHUYLFH
IDFLOLWLHVWKDW
FRQVLGHUWKHIXOOOLIH
F\FOHFRVWDQG
SD\PHQW E 


0LVVLVVDXJD2IILFLDO3ODQ
3ROLFLHV 023 
023GLUHFWVJURZWKWR
,QWHQVLILFDWLRQ$UHDV:KLOH
WKH&RRNVYLOOH
1HLJKERXUKRRG&KDUDFWHU
$UHDLVQRWDQ,QWHQVLILFDWLRQ
$UHDGHYHORSPHQWLVVWLOO
DQWLFLSDWHGWKURXJKPRGHVW
DQGVHQVLWLYHLQILOOLQJ

&LW\6WUXFWXUH023SROLFLHV
HVWDEOLVKWKHIUDPHZRUNIRU
SODQQLQJSROLFLHVWKDWJXLGH
GHYHORSPHQWLQGLIIHUHQW
DUHDVRIWKH&LW\LQFOXGLQJ
WKHORFDWLRQVIRUDQGOHYHORI
LQWHQVLILFDWLRQ 023SROLF\
 &RQIRUPLQJWRWKH
*URZWK3ODQDYDLODEOHDQG
SODQQHGLQIUDVWUXFWXUHDVZHOO
DVWKHH[LVWLQJFRQWH[WDUH
NH\GHWHUPLQDQWVLQGLUHFWLQJ
JURZWKZLWKLQ023

7KH&RRNVYLOOH
1HLJKERXUKRRG&KDUDFWHU
$UHDLVDQH[LVWLQJDQG
HVWDEOLVKHGUHVLGHQWLDO
QHLJKERXUKRRG
:KLOH1HLJKERXUKRRGVDUH
QRWDQDUHDZKHUH
LQWHQVLILFDWLRQZLOOEHIRFXVHG
DSSURSULDWHLQILOO
UHGHYHORSPHQWLVHQFRXUDJHG
WRVXSSRUWDQGWDNH
DGYDQWDJHRIH[LVWLQJ
VHUYLFHV
023LQFOXGHVSROLFLHVWR
HQVXUHKLJKTXDOLW\FRPSDFW
EXLOWIRUPDWWUDFWLYHSXEOLF
UHDOPLQFOXGLQJRSHQVSDFHV
WKURXJKVLWHGHVLJQDQGXUEDQ
GHVLJQ 023VHFWLRQ 

$SSURSULDWHLQILOOLQ
1HLJKERXUKRRGVZLOOKHOS
UHYLWDOL]HH[LVWLQJ
FRPPXQLWLHVE\UHSODFLQJ

$SSHQGL[3DJH
)LOH2=:


2=:&RQIRUPLW\
7KHVXEMHFWODQGVDUHZLWKLQD
1HLJKERXUKRRG&KDUDFWHU$UHD
ZKLFKDOORZVIRUOLPLWHG
LQWHQVLILFDWLRQLQDFFRUGDQFHZLWK
DSSOLFDEOH023GHVLJQSROLFLHV


7KHVXEMHFWODQGVDUHZLWKLQD
1HLJKERXUKRRGDQGWKHSURSRVHG
GHYHORSPHQWZLOOEHHYDOXDWHG
DJDLQVWDSSOLFDEOHRIILFLDOSODQ
SROLFLHV
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*URZWK3ODQIRUWKH
0LVVLVVDXJD2IILFLDO3ODQ
*UHDWHU*ROGHQ
3ROLFLHV 023 
+RUVHVKRH
LL 3URYLGHGLUHFWLRQIRU DJHGEXLOGLQJVGHYHORSLQJ
DQXUEDQIRUPWKDW
YDFDQWRUXQGHUXWLOL]HGORWV
ZLOORSWLPL]H
DQGE\DGGLQJWRWKHYDULHW\
LQIUDVWUXFWXUH
RIEXLOGLQJIRUPVDQGWHQXUHV
F 

LLL 6XSSRUWWKH

HQYLURQPHQW
G 
LY %HLPSOHPHQWHG
WKURXJKDPXQLFLSDO
FRPSUHKHQVLYH
UHYLHZ H 

F 7KH*URZWK3ODQZLOO
VXSSRUWWKH
DFKLHYHPHQWRI
FRPSOHWHFRPPXQLWLHV
WKDW
L )HDWXUHVDGLYHUVH
PL[RIODQGXVHV
LL ,PSURYHVVRFLDO
HTXLW\
LLL 3URYLGHVPL[RI
KRXVLQJRSWLRQV
LY ([SDQGVFRQYHQLHQW
DFFHVVWR
WUDQVSRUWDWLRQ
SXEOLFVHUYLFH
IDFLOLWLHVRSHQ
VSDFHKHDOWK\IRRG
RSWLRQV
Y (QVXUHVKLJKTXDOLW\
FRPSDFWEXLOWIRUP
DWWUDFWLYHSXEOLF
UHDOPLQFOXGLQJ
RSHQVSDFHV
WKURXJKVLWHGHVLJQ
DQGXUEDQGHVLJQ
YL 0LWLJDWHVFOLPDWH
FKDQJH
YLL ,QWHJUDWHVJUHHQ
LQIUDVWUXFWXUH


'HOLQHDWHG%XLOWXS$UHDV
6WDWHPHQWRI,QWHQW
023SURYLGHVWKHIUDPHZRUN
7KHPDMRULW\RIJURZWKLV
IRUWKH&LW\WRDFKLHYHD
GLUHFWHGWRODQGVZLWKLQWKH VXVWDLQDEOHXUEDQIRUP:KLOH
GHOLQHDWHGEXLOWXSDUHD
PRVWRIWKH&LW\LVLQFOXGHG

$SSHQGL[3DJH
)LOH2=:


2=:&RQIRUPLW\

7KHVXEMHFWSURSHUW\LVORFDWHG
ZLWKLQD1HLJKERXUKRRGZKLFKLV
FRQVLGHUHGWREHZLWKLQWKHEXLOW
XSDUHD7KHSURSRVDODQGKRZ
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*URZWK3ODQIRUWKH
*UHDWHU*ROGHQ
+RUVHVKRH
LHOLPLWVRIWKHGHYHORSHG
XUEDQDUHDLGHQWLILHGE\WKH
0LQLVWHURI0XQLFLSDO$IIDLUV
DQG+RXVLQJ 

+RXVLQJ
*HQHUDO6WDWHPHQWRI
,QWHQW
$UDQJHDQGPL[RIKRXVLQJ
LVWREHSURYLGHGLQFOXGLQJ
DIIRUGDEOHKRXVLQJ$
KRXVLQJVWUDWHJ\SUHSDUHG
E\WKH5HJLRQLVDQ
LPSRUWDQWWRROWKDWFDQEH
XVHG

5HOHYDQW3ROLFLHV
D 7KH5HJLRQLV
UHVSRQVLEOHIRU
SUHSDULQJDKRXVLQJ
VWUDWHJ\  
E 0XQLFLSDOLWLHVZLOO
VXSSRUWFRPSOHWH
FRPPXQLWLHVE\
DFFRPPRGDWLQJ
JURZWKIRUHFDVWV
DFKLHYHPLQLPXP
LQWHQVLILFDWLRQ
WDUJHWVFRQVLGHUD
UDQJHRIKRXVLQJ
RSWLRQVDQG
SODQQLQJWRGLYHUVLI\
WKHKRXVLQJVWRFN
 

,PSOHPHQWDWLRQ
6WDWHPHQWRI,QWHQW
&RPSUHKHQVLYHPXQLFLSDO
LPSOHPHQWDWLRQLVUHTXLUHG
WRLPSOHPHQWWKH*URZWK
3ODQ:KHUHDPXQLFLSDOLW\
PXVWGHFLGHRQSODQQLQJ
PDWWHUVEHIRUHLWVRIILFLDO


0LVVLVVDXJD2IILFLDO3ODQ
3ROLFLHV 023 
ZLWKLQWKHGHOLQHDWHGEXLOWXS
DUHD023FRQWDLQVSROLFLHV
KRZHDFKFKDUDFWHUDUHDLVWR
GHYHORSPHQW

3ROLFLHVZLWKLQ023GLUHFW
LQWHQVLILFDWLRQLQ
1HLJKERXUKRRGVWREH
FRQWH[WVHQVLWLYHDQGSURYLGH
IRUDSSURSULDWHWUDQVLWLRQWR
DGMDFHQWODQGV

$SSHQGL[3DJH
)LOH2=:


2=:&RQIRUPLW\
JURZWKLVDFFRPPRGDWHGZLOOEH
IXUWKHUHYDOXDWHG

0LVVLVVDXJD&RXQFLOKDV
UHFHQWO\DSSURYHGDFLW\ZLGH
DIIRUGDEOHKRXVLQJVWUDWHJ\
WKDWLVFXUUHQWO\EHLQJ
LPSOHPHQWHG7KHVWUDWHJ\
FDQEHDFFHVVHGDW
KWWSZZZPLVVLVVDXJDFDG
RFXPHQWVSESODQUHSRUWV
$IIRUGDEOHB+RXVLQJB6WUDWH
J\B$SSHQGL[ :HESGI


7KHSURSRVDOSURYLGHVIRUDUDQJH
DQGPL[RIXQLWVW\SHVZLWKLQD
QHLJKERXUKRRGWKDWFXUUHQWO\KDV
RQO\DSDUWPHQWEXLOGLQJVDQG
GHWDFKHGGZHOOLQJV+RZWKH
SURSRVDODGGUHVVHVWKLVVWUDWHJ\
ZLOOEHIXUWKHUHYDOXDWHG

023KDVEHHQUHYLHZHGLQ
WKHFRQWH[WRIWKH*URZWK
3ODQDQGFRQIRUPVWRWKH
DSSOLFDEOHSROLFLHVDV
GHPRQVWUDWHG

7KHSURSRVHGDSSOLFDWLRQVZLOO
KDYHUHJDUGIRUWKHDSSOLFDEOH
*URZWK3ODQSROLFLHVDQG
0LVVLVVDXJD2IILFLDO3ODQSROLFLHV
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$SSHQGL[3DJH
)LOH2=:



*URZWK3ODQIRUWKH
0LVVLVVDXJD2IILFLDO3ODQ

*UHDWHU*ROGHQ
3ROLFLHV 023 
2=:&RQIRUPLW\
+RUVHVKRH
SODQKDVEHHQXSGDWHGLW
PXVWVWLOOFRQVLGHULPSDFWRI
GHFLVLRQDVLWUHODWHVWRWKH
SROLF\RIWKHSODQ

7KHSROLFLHVRIWKLVVHFWLRQ
DGGUHVVLPSOHPHQWDWLRQ
PDWWHUVVXFKDVKRZWR
LQWHUSUHWWKHSODQ
VXSSOHPHQWDU\GLUHFWLRQRQ
KRZWKH3URYLQFHZLOO
LPSOHPHQWFRRUGLQDWLRQRI
WKHLPSOHPHQWDWLRQXVHRI
JURZWKIRUHFDVWVDQG
WDUJHWVSHUIRUPDQFH
LQGLFDWRUVDQGPRQLWRULQJ
LQWHUSUHWDWLRQRIVFKHGXOHV
DQGDSSHQGLFHV

5HJLRQRI3HHO2IILFLDO3ODQ
7KH5HJLRQRI3HHODSSURYHG023RQ6HSWHPEHU7KHSURSRVHGGHYHORSPHQW
DSSOLFDWLRQVZHUHFLUFXODWHGWRWKH5HJLRQZKRKDVDGYLVHGWKDWLQLWVFXUUHQWVWDWHWKH
DSSOLFDWLRQVPHHWWKHUHTXLUHPHQWVIRUH[HPSWLRQIURP5HJLRQDODSSURYDO/RFDORIILFLDOSODQ
DPHQGPHQWVDUHJHQHUDOO\H[HPSWIURPDSSURYDOZKHUHWKH\KDYHKDGUHJDUGIRUWKH3URYLQFLDO
3ROLF\6WDWHPHQWDQGDSSOLFDEOH3URYLQFLDO3ODQVZKHUHWKH&LW\&OHUNKDVFHUWLILHGWKDW
SURFHVVLQJZDVFRPSOHWHGLQDFFRUGDQFHZLWKWKH3ODQQLQJ$FWDQGZKHUHWKH5HJLRQKDV
DGYLVHGWKDWQR5HJLRQDORIILFLDOSODQDPHQGPHQWLVUHTXLUHGWRDFFRPPRGDWHWKHORFDORIILFLDO
SODQDPHQGPHQW7KH5HJLRQSURYLGHGDGGLWLRQDOFRPPHQWVZKLFKDUHGLVFXVVHGLQ6HFWLRQ
RIWKLV$SSHQGL[

7KH5HJLRQDO2IILFLDO3ODQLGHQWLILHVWKHVXEMHFWODQGVDVEHLQJORFDWHGZLWKLQ3HHO¶V8UEDQ
6\VWHP*HQHUDOREMHFWLYHVDVRXWOLQHGLQ6HFWLRQLQFOXGHFRQVHUYLQJWKHHQYLURQPHQW
DFKLHYLQJVXVWDLQDEOHGHYHORSPHQWHVWDEOLVKLQJKHDOWK\FRPSOHWHFRPPXQLWLHVDFKLHYLQJ
LQWHQVLILHGDQGFRPSDFWIRUPDQGPL[RIODQGXVHVLQDSSURSULDWHDUHDVWKDWHIILFLHQWO\XVHODQG
VHUYLFHVLQIUDVWUXFWXUHDQGSXEOLFILQDQFHVZKLOHWDNLQJLQWRDFFRXQWWKHFKDUDFWHULVWLFVRI
H[LVWLQJFRPPXQLWLHVDQGVHUYLFHVDQGDFKLHYLQJDQXUEDQIRUPDQGGHQVLWLHVWKDWDUH
SHGHVWULDQIULHQGO\DQGWUDQVLWVXSSRUWLYH

023ZKLFKZDVDSSURYHGE\WKH5HJLRQRI3HHORQ6HSWHPEHULVWKHSULPDU\
LQVWUXPHQWXVHGWRHYDOXDWHGHYHORSPHQWDSSOLFDWLRQV

5HOHYDQW0LVVLVVDXJD2IILFLDO3ODQ3ROLFLHV
7KHUHDUHRWKHUSROLFLHVLQ0LVVLVVDXJD2IILFLDO3ODQ 023 WKDWDUHDOVRDSSOLFDEOHLQWKH
UHYLHZRIWKHVHDSSOLFDWLRQVVRPHRIZKLFKDUHIRXQGEHORZ
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6HFWLRQ
9LVLRQ

6HFWLRQ
'LUHFW*URZWK

6SHFLILF
3ROLFLHV
6HFWLRQ
6HFWLRQ
6HFWLRQ


6HFWLRQ
6HFWLRQ
6HFWLRQ


6HFWLRQ
6HFWLRQ

6HFWLRQ
1HLJKERXUKRRG 6HFWLRQ


6HFWLRQ
&RPSOHWH
&RPPXQLWLHV

6HFWLRQ
+RXVLQJ

6HFWLRQ
6HFWLRQ
6HFWLRQ


6HFWLRQ
%XLOGLQJD
'HVLUDEOH
8UEDQ)RUP

6HFWLRQ




$SSHQGL[3DJH
)LOH2=:


*HQHUDO,QWHQW
0LVVLVVDXJDZLOOSURYLGHWKHJXLGLQJSULQFLSOHVWKDWDUHWRDVVLVW
LQLPSOHPHQWLQJWKHORQJWHUPODQGXVHJURZWKDQG
GHYHORSPHQWSODQIRU0LVVLVVDXJDDQGVHWVRXWKRZWKH&LW\
ZLOODFKLHYHWKHVHJXLGLQJSULQFLSOHV

0RVWRI0LVVLVVDXJD¶VIXWXUHJURZWKZLOOEHGLUHFWHGWR
,QWHQVLILFDWLRQ$UHDV0LVVLVVDXJDHQFRXUDJHVFRPSDFWPL[HG
XVHGHYHORSPHQWWKDWLVWUDQVLWVXSSRUWLYHLQDSSURSULDWH
ORFDWLRQVWRSURYLGHDUDQJHRIOLYHZRUNRSSRUWXQLWLHV

1HZGHYHORSPHQWZLOOQRWH[FHHGWKHFDSDFLW\RIH[LVWLQJDQG
SODQQHGHQJLQHHULQJVHUYLFHVWUDQVLWVHUYLFHVDQGFRPPXQLW\
LQIUDVWUXFWXUH'HYHORSPHQWSURSRVDOVPD\EHUHIXVHGLI
H[LVWLQJRUSODQQHGVHUYLFLQJDQGRULQIUDVWUXFWXUHDUH
LQDGHTXDWHWRVXSSRUWWKHDGGLWLRQDOSRSXODWLRQDQG
HPSOR\PHQWJURZWKWKDWZRXOGEHJHQHUDWHGRUEHSKDVHGWR
FRRUGLQDWHZLWKWKHSURYLVLRQRIVHUYLFHVDQGLQIUDVWUXFWXUH
1HLJKERXUKRRGVZLOOQRWEHWKHIRFXVIRULQWHQVLILFDWLRQDQG
VKRXOGEHUHJDUGHGDVVWDEOHUHVLGHQWLDODUHDVZKHUHWKH
H[LVWLQJFKDUDFWHULVWREHSUHVHUYHG

,QWHQVLILFDWLRQZLWKLQ1HLJKERXUKRRGVPD\EHFRQVLGHUHG
ZKHUHWKHSURSRVHGGHYHORSPHQWLVFRPSDWLEOHLQEXLOWIRUP
DQGVFDOHZRVXUURXQGLQJGHYHORSPHQWHQKDQFHVWKHH[LVWLQJ
RUSODQQHGGHYHORSPHQWDQGLVFRQVLVWHQWZLWKWKHSROLFLHVRI
WKLVSODQ

'HYHORSPHQWZLOOEHVHQVLWLYHWRWKHH[LVWLQJDQGSODQQHG
FRQWH[WDQGZLOOLQFOXGHDSSURSULDWHWUDQVLWLRQVLQXVHEXLOW
IRUPGHQVLW\DQGVFDOH
0LVVLVVDXJDZLOOHQVXUHWKDWKRXVLQJLVSURYLGHGLQDPDQQHU
WKDWPD[LPL]HVWKHXVHRIFRPPXQLW\LQIUDVWUXFWXUHDQG
HQJLQHHULQJVHUYLFHVZKLOHPHHWLQJWKHKRXVLQJQHHGVDQG
SUHIHUHQFHVRI0LVVLVVDXJDUHVLGHQWV

0LVVLVVDXJDZLOOSURYLGHRSSRUWXQLWLHVIRU

D 7KHGHYHORSPHQWRIDUDQJHRIKRXVLQJFKRLFHVLQ
WHUPVRIW\SHWHQXUHDQGSULFH
E 7KHSURGXFWLRQRIDYDULHW\RIDIIRUGDEOHGZHOOLQJW\SHV
IRUERWKWKHRZQHUVKLSDQGUHQWDOPDUNHWVDQG

'HVLJQVROXWLRQVWKDWVXSSRUWKRXVLQJDIIRUGDELOLW\ZKLOH
PDLQWDLQLQJDSSURSULDWHIXQFWLRQDODQGDHVWKHWLFTXDOLW\ZLOOEH
HQFRXUDJHG
,QILOODQGUHGHYHORSPHQWZLWKLQ1HLJKERXUKRRGVZLOOUHVSHFWWKH
H[LVWLQJDQGSODQQHGFKDUDFWHU
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6SHFLILF
3ROLFLHV
6HFWLRQ














6HFWLRQ


6HFWLRQ




6HFWLRQ


6HFWLRQ



6HFWLRQ



















$SSHQGL[3DJH
)LOH2=:


*HQHUDO,QWHQW
:KLOHQHZGHYHORSPHQWQHHGQRWPLUURUH[LVWLQJGHYHORSPHQW
QHZGHYHORSPHQWLQ1HLJKERXUKRRGVZLOO
D 5HVSHFWH[LVWLQJORWWLQJSDWWHUQV
E 5HVSHFWWKHFRQWLQXLW\RIIURQWUHDUDQGVLGH\DUG
VHWEDFNV
F 5HVSHFWWKHVFDOHDQGFKDUDFWHURIWKHVXUURXQGLQJ
DUHD
G 0LQLPL]HRYHUVKDGRZLQJDQGRYHUORRNRQDGMDFHQW
QHLJKERXUV
H ,QFRUSRUDWHVWRUPZDWHUEHVWPDQDJHPHQWSUDFWLFHV
I 3UHVHUYHDVPDQ\KLJKTXDOLW\WUHHVDQGHQVXUH
UHSODFHPHQWRIWKHWUHHFDQRS\DQG
J %HGHVLJQHGWRUHVSHFWWKHH[LVWLQJVFDOHPDVVLQJ
FKDUDFWHUDQGJUDGHVRIWKHVXUURXQGLQJDUHD

3ULYDWHRSHQVVSDFHDQGRUDPHQLW\DUHDVZLOOEHUHTXLUHGIRU
DOOGHYHORSPHQW

5HVLGHQWLDOGHYHORSPHQWVRIDVLJQLILFDQWVL]HH[FHSWIRU
IUHHKROGGHYHORSPHQWVZLOOEHUHTXLUHGWRSURYLGHFRPPRQ
RXWGRRURQVLWHDPHQLW\DUHDVWKDWDUHVXLWDEOHIRUWKHLQWHQGHG
XVHUV

5HVLGHQWLDOGHYHORSPHQWVZLOOSURYLGHDWJUDGHDPHQLW\DUHDV
WKDWDUHORFDWHGDQGGHVLJQHGIRUSK\VLFDOFRPIRUWDQGVDIHW\

%XLOGLQJVDQGVLWHGHVLJQZLOOEHFRPSDWLEOHZLWKVLWH
FRQGLWLRQVWKHVXUURXQGLQJFRQWH[WDQGVXUURXQGLQJODQGVFDSH
RIWKHH[LVWLQJRUSODQQHGFKDUDFWHURIWKHDUHD

'HYHORSPHQWVZLOOEHFRPSDWLEOHDQGSURYLGHDSSURSULDWH
WUDQVLWLRQWRH[LVWLQJDQGSODQQHGGHYHORSPHQWE\KDYLQJ
UHJDUGIRUWKHIROORZLQJHOHPHQWV
D 1DWXUDO+HULWDJH6\VWHP
E 1DWXUDOKD]DUGV IORRGLQJDQGHURVLRQ 
F 1DWXUDODQGFXOWXUDOKHULWDJHIHDWXUHV
G 6WUHHWDQGEODFNSDWWHUQV
H 7KHVL]HDQGFRQILJXUDWLRQRISURSHUWLHVDORQJDVWUHHW
LQFOXGLQJORWIURQWDJHVDQGDUHDV
I &RQWLQXLW\DQGHQKDQFHPHQWRIVWUHHWVFDSHV
J 7KHVL]HDQGGLVWULEXWLRQRIEXLOGLQJPDVVDQGKHLJKW
K )URQWVLGHDQGUHDU\DUGV
L 7KHRULHQWDWLRQRIEXLOGLQJVVWUXFWXUHVDQGODQGVFDSHV
RQDSURSHUW\
M 9LHZVVXQOLJKWDQGZLQGFRQGLWLRQV
N 7KHORFDOYHUQDFXODUDQGDUFKLWHFWXUDOFKDUDFWHUDV
UHSUHVHQWHGE\WKHUK\WKPWH[WXUHVDQGEXLOGLQJ
PDWHULDOV
O 3ULYDF\DQGRYHUORRNDQG
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6SHFLILF
3ROLFLHV



6HFWLRQ



6HFWLRQ



6HFWLRQ



6HFWLRQ

6HFWLRQ






6HFWLRQ


$SSHQGL[3DJH
)LOH2=:


*HQHUDO,QWHQW
P 7KHIXQFWLRQDQGXVHRIEXLOGLQJVVWUXFWXUHVDQG
ODQGVFDSHV


6LWHGHVLJQVDQGEXLOGLQJVZLOOFUHDWHDVHQVHRIHQFORVXUH
DORQJWKHVWUHHWHGJHZLWKKHLJKWVDSSURSULDWHWRWKH
VXUURXQGLQJFRQWH[W

%XLOGLQJVLQFRQMXQFWLRQZLWKVLWHGHVLJQDQGODQGVFDSLQJZLOO
FUHDWHDSSURSULDWHYLVXDODQGIXQFWLRQDOUHODWLRQVKLSVEHWZHHQ
LQGLYLGXDOEXLOGLQJVJURXSVRIEXLOGLQJVDQGRSHQVSDFHV

'HYHORSPHQWSURSRVDOVVKRXOGHQKDQFHSXEOLFVWUHHWVDQGWKH
RSHQVSDFHV\VWHPE\FUHDWLQJDGHVLUDEOHVWUHHWHGJH
FRQGLWLRQ

3DUNLQJVKRXOGEHORFDWHGXQGHUJURXQGLQWHUQDOWRWKHEXLOGLQJ
RUWRWKHUHDURIEXLOGLQJV
6HFWLRQ
/DQGVGHVLJQDWHG5HVLGHQWLDO/RZ'HQVLW\,ZLOOSHUPLWWKH
*HQHUDO/DQG
IROORZLQJXVHV
8VH
D 'HWDFKHGGZHOOLQJ
'HVLJQDWLRQ
E 6HPLGHWDFKHGGZHOOLQJDQG
F 'XSOH[GZHOOLQJ


/DQGVGHVLJQDWHG5HVLGHQWLDO0HGLXPGHQVLW\ZLOOSHUPLWWKH
IROORZLQJXVHV
D 7RZQKRXVHGZHOOLQJVDQG
E $OOIRUPVRIKRUL]RQWDOPXOWLSOHGZHOOLQJV
6HFWLRQ
6HFWLRQ )RUODQGVZLWKLQD1HLJKERXUKRRGDPD[LPXPEXLOGLQJKHLJKW
1HLJKERXUKRR 
RIIRXUVWRUH\VZLOODSSO\XQOHVV&KDUDFWHU$UHDSROLFLHVVSHFLI\
GV
DOWHUQDWLYHEXLOGLQJKHLJKWUHTXLUHPHQWVRUXQWLOVXFKWLPHDV
DOWHUQDWLYHEXLOGLQJKHLJKWVDUHGHWHUPLQHGWKURXJKWKHUHYLHZ
RI&KDUDFWHU$UHDSROLFLHV
6HFWLRQ
6HFWLRQ
7KLVVHFWLRQFRQWDLQVFULWHULDZKLFKUHTXLUHVDQDSSOLFDQWWR
,PSOHPHQWDWLRQ
VXEPLWVDWLVIDFWRU\SODQQLQJUHSRUWVWRGHPRQVWUDWHWKH
UDWLRQDOHIRUWKHSURSRVHGDPHQGPHQWDVIROORZV

x WKHSURSRVDOZRXOGQRWDGYHUVHO\LPSDFWRUGHVWDELOL]HWKH
IROORZLQJWKHRYHUDOOLQWHQWJRDOVDQGREMHFWLYHVRIWKH
2IILFLDO3ODQDQGWKHGHYHORSPHQWDQGIXQFWLRQLQJRIWKH
UHPDLQLQJODQGVZKLFKKDYHWKHVDPHGHVLJQDWLRQRU
QHLJKERXULQJODQGV

x WKHODQGVDUHVXLWDEOHIRUWKHSURSRVHGXVHVDQG
FRPSDWLEOHZLWKH[LVWLQJDQGIXWXUHXVHVRIVXUURXQGLQJ
ODQGV

x WKHUHDUHDGHTXDWHHQJLQHHULQJVHUYLFHVFRPPXQLW\
LQIUDVWUXFWXUHDQGPXOWLPRGDOWUDQVSRUWDWLRQV\VWHPVWR
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6SHFLILF
3ROLFLHV

*HQHUDO,QWHQW
VXSSRUWWKHSURSRVHGDSSOLFDWLRQ





$SSHQGL[3DJH
)LOH2=:



x DSODQQLQJUDWLRQDOHZLWKUHIHUHQFHWR0LVVLVVDXJD2IILFLDO
3ODQSROLFLHVRWKHUUHOHYDQWSROLFLHVJRRGSODQQLQJ
SULQFLSOHVDQGWKHPHULWVRIWKHSURSRVHGDPHQGPHQWLQ
FRPSDULVRQZLWKWKHH[LVWLQJGHVLJQDWLRQKDVEHHQSURYLGHG
E\WKHDSSOLFDQW
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$SSHQGL[3DJH
)LOH2=:


([LVWLQJDQG3URSRVHG=RQLQJ
([LVWLQJ=RQH±5 'HWDFKHG'ZHOOLQJV ZKLFKSHUPLWVGHWDFKHGGZHOOLQJVRQPLQLPXPORW
IURQWDJHVRIP IW DQGPLQLPXPORWDUHDVRIP IW 

3URSRVHG=RQLQJ5HJXODWLRQV±50 +RUL]RQWDO0XOWLSOH'ZHOOLQJVZLWKPRUHWKDQGZHOOLQJ
XQLWV 
3URSRVHG50([FHSWLRQ

=RQH5HJXODWLRQV
50=RQH5HJXODWLRQV
=RQH5HJXODWLRQV
0D[LPXP)ORRU6SDFH,QGH[


)6, 
0D[LPXP'ZHOOLQJ+HLJKW
P IW 
P IW 
IODWURRI 
0LQLPXP)URQW<DUG
P IW 
P IW 
0LQLPXPVHWEDFNRID
P IW 
P IW 
SDUNLQJVWUXFWXUHEHORZ
ILQLVKHGJUDGHWRDQ\ORWOLQH
0LQLPXPQXPEHURISDUNLQJ
VSDFHV
VSDFHV
VSDFHV
UHVLGHQWVSDFHV
UHVLGHQWVSDFHV
YLVLWRUVSDFHV 
YLVLWRUVSDFHV 
1RWH 7KHSURYLVLRQVOLVWHGDUHEDVHGRQLQIRUPDWLRQSURYLGHGE\WKHDSSOLFDQWZKLFKLV
VXEMHFWWRUHYLVLRQVDVWKHDSSOLFDWLRQVDUHIXUWKHUUHILQHG
127(7KHQHZ=RQLQJ%\ODZUHJXODWLRQVIRUEDFNWREDFNDQGVWDFNHGWRZQKRPHVZHUH
DGRSWHGE\&RXQFLOLQ-XO\EXWWKH]RQLQJUHJXODWLRQVZHUHDSSHDOHGWR/3$77KHDERYH
UHJXODWLRQVPD\FKDQJHGHSHQGLQJRQWKHWLPLQJRIWKHQHZVWDQGDUGVFRPLQJLQWRIRUFHDQG
HIIHFW

 6HFWLRQ&RPPXQLW\%HQHILWV %RQXV=RQLQJ 
6KRXOGWKHVHDSSOLFDWLRQVEHDSSURYHGE\&RXQFLOVWDIIZLOOUHSRUWEDFNWR3ODQQLQJDQG
'HYHORSPHQW&RPPLWWHHRQWKHSURYLVLRQRIFRPPXQLW\EHQHILWVDVDFRQGLWLRQRIDSSURYDO
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$SSHQGL[3DJH
)LOH2=:



 6FKRRO$FFRPPRGDWLRQ

7KH3HHO'LVWULFW6FKRRO%RDUG

7KH'XIIHULQ3HHO&DWKROLF'LVWULFW6FKRRO
%RDUG


x





x



x





x





















6WXGHQW<LHOG




.LQGHUJDUWHQWR*UDGH
*UDGHWR*UDGH
*UDGHWR*UDGH

6FKRRO$FFRPPRGDWLRQ
)ORUDGDOH36
(QUROPHQW
&DSDFLW\
3RUWDEOHV





4XHHQ(OL]DEHWK6U36
(QUROPHQW
&DSDFLW\
3RUWDEOHV





3RUW&UHGLW66
(QUROPHQW
&DSDFLW\
3RUWDEOHV





 1RWH&DSDFLW\UHIOHFWVWKH0LQLVWU\RI
(GXFDWLRQUDWHGFDSDFLW\QRWWKH%RDUGUDWHG
FDSDFLW\UHVXOWLQJLQWKHUHTXLUHPHQWRI
SRUWDEOHV


















6WXGHQW<LHOG



-XQLRU.LQGHUJDUWHQWR*UDGH
*UDGHWR*UDGH

6FKRRO$FFRPPRGDWLRQ
6W&DWKHULQHRI6LHQD(OHPHQWDU\
(QUROPHQW
&DSDFLW\
3RUWDEOHV





6W0DUWLQ6HFRQGDU\
(QUROPHQW
&DSDFLW\
3RUWDEOHV
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$SSHQGL[3DJH
)LOH2=:



 'HYHORSPHQW,VVXHV
7KHIROORZLQJLVDVXPPDU\RIFRPPHQWVIURPDJHQFLHVDQGGHSDUWPHQWVUHJDUGLQJWKH
DSSOLFDWLRQV

$JHQF\&RPPHQW'DWH

5HJLRQRI3HHO
-DQXDU\ 

&RPPHQW


([LVWLQJLQIUDVWUXFWXUHFRQVLVWVRIDPP LQ 
GLDPHWHUZDWHUPDLQDQGPP LQ GLDPHWHUVDQLWDU\
VHZHUORFDWHGRQ$UJ\OH5RDG

$VDWLVIDFWRU\)XQFWLRQDO6HUYLFLQJ5HSRUWZLOOEHUHTXLUHG
SULRUWRWKHDSSURYDORIWKH]RQLQJDQGRIILFLDOSODQ
$PHQGPHQWV

7KH5HJLRQRI3HHOZLOOSURYLGHIURQWHQGFROOHFWLRQRIJDUEDJH
DQGUHF\FODEOHPDWHULDOV$WWKHVLWHSODQVWDJHDUHYLVHGVLWH
SODQRUZDVWHFROOHFWLRQSODQZLOOEHUHTXLUHGWRHQVXUH
5HJLRQDOUHTXLUHPHQWVDUHDGGUHVVHG
'XIIHULQ3HHO&DWKROLF
%RWK6FKRRO%RDUGVUHVSRQGHGWKDWWKH\DUHVDWLVILHGZLWKWKH
'LVWULFW6FKRRO%RDUG
FXUUHQWSURYLVLRQRIHGXFDWLRQDOIDFLOLWLHVIRUWKHFDWFKPHQW
'HFHPEHU DQG
DUHDDQGDVVXFKWKHVFKRRODFFRPPRGDWLRQFRQGLWLRQDV
WKH3HHO'LVWULFW6FKRRO
UHTXLUHGE\&LW\RI0LVVLVVDXJD&RXQFLO5HVROXWLRQ
%RDUG 'HFHPEHU  SHUWDLQLQJWRVDWLVIDFWRU\DUUDQJHPHQWVUHJDUGLQJWKH
DGHTXDWHSURYLVLRQDQGGLVWULEXWLRQRIHGXFDWLRQDOIDFLOLWLHV
QHHGQRWEHDSSOLHGIRUWKHVHGHYHORSPHQWDSSOLFDWLRQV

%RWK6FKRRO%RDUGVUHTXLUHWKHLUVWDQGDUGZDUQLQJFODXVHVWR
EHSODFHGZLWKLQWKH'HYHORSPHQW$JUHHPHQWWRDGYLVHWKDW
VRPHRIWKHFKLOGUHQIURPWKHGHYHORSPHQWPD\KDYHWREH
DFFRPPRGDWHGLQWHPSRUDU\IDFLOLWLHVRUEXVHGWRVFKRROV
,QWKHHYHQWWKDWWKHDSSOLFDWLRQLVDSSURYHGWKH&RPPXQLW\
&LW\&RPPXQLW\6HUYLFHV
6HUYLFHV'HSDUWPHQW3DUN3ODQQLQJ6HFWLRQQRWHWKH
'HSDUWPHQW±3DUNVDQG
)RUHVWU\'LYLVLRQ3DUN
IROORZLQJFRQGLWLRQV

3ODQQLQJ6HFWLRQ
-DQXDU\ 
,QFRPPHQWVGDWHG-DQXDU\&RPPXQLW\6HUYLFHV
'HSDUWPHQWQRWHVWKDWWKHVXEMHFWVLWHLVORFDWHGZLWKLQP


RI&LW\RZQHGODQGVLGHQWLILHGDV*RUGRQ/XPPLVV3DUN 3

 ]RQHG2SHQ6SDFH&LW\3DUN 26 ZKLFKFRQWDLQVD
VRFFHUILHOG 9 DQGDSOD\JURXQG




7KHVXEMHFWSURSHUW\LVDOVRORFDWHGZLWKLQPRI&LW\

RZQHGODQGVLGHQWLILHGDV)ORUDGDOH3DUN 3 ]RQHG2SHQ

6SDFH&LW\3DUN 26 ZKLFKFRQWDLQVDSOD\JURXQGDQGD

VSUD\SDG



3ULRUWRWKHLVVXDQFHRIEXLOGLQJSHUPLWVIRUHDFKORWRUEORFN

FDVKLQOLHXIRUSDUNRURWKHUSXEOLFUHFUHDWLRQDOSXUSRVHVLV
UHTXLUHGSXUVXDQWWR6HFWLRQRIWKH3ODQQLQJ$FWDQGLQ


DFFRUGDQFHZLWK&LW\ V3ROLFLHVDQG%\ODZV
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$JHQF\&RPPHQW'DWH




&RPPXQLW\6HUYLFHV
$UERULVW
'HFHPEHU 

&LW\&RPPXQLW\6HUYLFHV
'HSDUWPHQW±)LUHDQG
(PHUJHQF\6HUYLFHV
'LYLVLRQ
'HFHPEHU 
&LW\&RPPXQLW\6HUYLFHV
'HSDUWPHQW±&XOWXUH 
+HULWDJH3ODQQLQJ
'HFHPEHU 

$SSHQGL[3DJH
)LOH2=:


&RPPHQW




7KHDSSOLFDQWLVDGYLVHGWKDW7UHH5HPRYDO3HUPLVVLRQLV
UHTXLUHGWRLQMXUHRUUHPRYHWUHHVRQSULYDWHSURSHUW\
GHSHQGLQJRQWKHVL]HDQGQXPEHURIWUHHVDQGWKHORFDWLRQRI
WKHSURSHUW\7KHDSSOLFDQWLVWRVXEPLWD7UHH5HPRYDO
DSSOLFDWLRQIRUWKHSURSRVHGLQMXU\DQGUHPRYDORIWUHHVRQ
VLWH7KH7UHH5HPRYDODSSOLFDWLRQZLOOEHUHYLHZHGLQ
FRQMXQFWLRQZLWKWKHVLWHSODQDSSOLFDWLRQ


7KHDSSURYDORIWKH7UHH3HUPLVVLRQDSSOLFDWLRQLVUHTXLUHG
SULRUWRWKHHDUOLHVWRIWKH'HPROLWLRQ3HUPLWWKH(URVLRQDQG
6HGLPHQW&RQWURO3HUPLW6LWH3ODQDSSURYDO7KH7UHH
5HPRYDODSSOLFDWLRQLVWREHVXEPLWWHGWR8UEDQ)RUHVWU\DQG
ZLOOEHLVVXHGZKHQWKHGUDZLQJVDUHDSSURYHGVHFXULWLHV
SURYLGHGDQGWKHSURWHFWLYHKRDUGLQJLQVWDOOHGLQVSHFWHGDQG
DSSURYHGE\DQ8UEDQ)RUHVWU\UHSUHVHQWDWLYH
)LUHKDVUHYLHZHGWKH23$5H]RQLQJDSSOLFDWLRQVIURPDQ
HPHUJHQF\UHVSRQVHSHUVSHFWLYHDQGKDVQRFRQFHUQV
HPHUJHQF\UHVSRQVHWRWKHVLWHDQGZDWHUVXSSO\DYDLODEOH
DUHDFFHSWDEOH
7KH&LW\RI0LVVLVVDXJDVWURQJO\HQFRXUDJHVIRUWKHLQFOXVLRQ
RISXEOLFDUWLQGHYHORSPHQWVZLWKJUHDWHUWKDQP
IW LQJURVVIORRUDUHDZLWKWKHH[FHSWLRQRIQRQ
SURILWRUJDQL]DWLRQVDQGVRFLDOKRXVLQJ'HYHORSHUVDUH
HQFRXUDJHGWRLQFOXGHSXEOLFDUWDVSDUWRIWKHLUGHYHORSPHQW
DQGRUFRQWULEXWHDQDJUHHGXSRQDPRXQWRIWKHFRQVWUXFWLRQ
FRVWVWRWKH&LW\ V3XEOLF$UW3URJUDP$VVXFKWKHDSSOLFDQW
LVHQFRXUDJHGWRPDNHDFDVKFRQWULEXWLRQWRWKH&LW\ V3XEOLF
$UW5HVHUYH)XQGIRUWKHLQFOXVLRQRISXEOLFDUWQHDUWKH
VXEMHFWVLWH7KHVXJJHVWHGFRQWULEXWLRQLVHTXDOWR DWD
PLQLPXP RIWKH*URVV&RQVWUXFWLRQ&RVWVRIWKH
'HYHORSPHQW7KH*URVV&RQVWUXFWLRQ&RVWVZLOOLQLWLDOO\EH
GHWHUPLQHGE\WKH2ZQHU$SSOLFDQWWRWKHVDWLVIDFWLRQRIWKH
3ODQQLQJDQG%XLOGLQJ'HSDUWPHQW

7KH6WDJHDUFKDHRORJLFDODVVHVVPHQWKDVLGHQWLILHGWKH
SURSHUW\DVKDYLQJDUFKDHRORJLFDOSRWHQWLDOGXHWRLWVSUR[LPLW\
WRDSUHVHQWRUSDVWZDWHUFRXUVHRUNQRZQDUFKDHRORJLFDO
UHVRXUFH7KHSURSRQHQWVKDOOFDUU\RXWD6WDJH
DUFKDHRORJLFDODVVHVVPHQWRIWKHVXEMHFWSURSHUW\DQG
PLWLJDWHWKURXJKSUHVHUYDWLRQRUUHVRXUFHUHPRYDODQG
GRFXPHQWLQJDGYHUVHLPSDFWVWRDQ\VLJQLILFDQW
DUFKDHRORJLFDOUHVRXUFHVIRXQG1RJUDGLQJRURWKHUVRLO
GLVWXUEDQFHVVKDOOWDNHSODFHRQWKHVXEMHFWSURSHUW\SULRUWR
WKHDSSURYDODXWKRULW\DQGWKH0LQLVWU\RI7RXULVP&XOWXUHDQG
6SRUWFRQILUPLQJWKDWDOODUFKDHRORJLFDOUHVRXUFHFRQFHUQV
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$JHQF\&RPPHQW'DWH

&LW\7UDQVSRUWDWLRQDQG
:RUNV'HSDUWPHQW
-DQXDU\ 









&LW\7UDQVSRUWDWLRQDQG
:RUNV'HSDUWPHQW±
0LVVLVVDXJD7UDQVLW
-DQXDU\ 
&UHGLW9DOOH\&RQVHUYDWLRQ
$XWKRULW\

$SSHQGL[3DJH
)LOH2=:


&RPPHQW


KDYHPHWOLFHQVLQJDQGUHVRXUFHFRQVHUYDWLRQUHTXLUHPHQWV
7KH 7UDQVSRUWDWLRQ DQG :RUNV 'HSDUWPHQW KDV UHFHLYHG
GUDZLQJVDQGUHSRUWVLQVXSSRUWRIWKHDERYHQRWHGDSSOLFDWLRQ
DQG WKH RZQHU KDV EHHQ UHTXHVWHG WR SURYLGH DGGLWLRQDO
WHFKQLFDOGHWDLOVDQGUHYLVLRQVLQVXSSRUWRIWKHDSSOLFDWLRQDV
IROORZV

1RLVH6WXG\
7KH UHSRUW LV WR EH UHYLVHG WR XVH WKH &LW\¶V XOWLPDWH WUDIILF
GDWD WR DVVHVV WKH QRLVH FDXVHG E\ WUDQVSRUWDWLRQ VRXUFHV
DGGUHVV DQ\ RIIVLWH VWDWLRQDU\ QRLVH LPSDFWV FDXVHG E\
H[LVWLQJDQGSURSRVHGGHYHORSPHQWVDVZHOODVDGGUHVVDQ\
UDLO RU DLUFUDIW QRLVH ,W LV DOVR WR SURYLGH DSSURSULDWH ZDUQLQJ
FODXVHV DQG PDNH QRLVH PLWLJDWLRQ UHFRPPHQGDWLRQV IRU WKH
SURSRVHG EXLOGLQJV DV ZHOO DV DOO DVVRFLDWHG 2XWGRRU /LYLQJ
$UHDV$OOFDOFXODWLRQVDUHWREHSURYLGHGLQWKHUHSRUW

*UDGLQJ3ODQ
7KH GUDZLQJ LV WR EH XSGDWHG WR SURYLGH DGGLWLRQDO JUDGLQJ
LQIRUPDWLRQ FURVVVHFWLRQV DQG VKRZ WKH VWDQGDUG FURZQHG
FHQWUHOLQHRISDYHPHQW

)XQFWLRQDO6HUYLFLQJ5HSRUW )65 
7KHUHSRUWLVWREHUHYLVHGWRSURSRVHDQHZFRQFHSWLQRUGHU
WR VHUYLFH WKH SURSHUW\ DV WKHUH DUH FRQFHUQV UHJDUGLQJ
FDSDFLW\ WR DFFHSW GUDLQDJHIURPWKLV SURSRVHGGHYHORSPHQW
7KH RZQHU KDV EHHQ DGYLVHG WR FRQWDFW WKH 6WRUPZDWHU
7HFKQRORJLVWUHVSRQVLEOHIRUWKLVILOH$GGLWLRQDOO\WKHUHSRUWLV
WRLQFRUSRUDWHZDWHUEDODQFHPHDVXUHV

7UDIILF
7KH7UDIILF,PSDFW 6WXG\ LV WR EHUHYLVHG WR VKRZ WKH FRUUHFW
VSHHG OLPLWV DORQJ ORFDO URDGV DQG VKRXOG QRWH WKDW DQ\
UHTXLUHG 7UDQVSRUWDWLRQ 'HPDQG 0DQDJHPHQWPHDVXUHV DQG
DVVRFLDWHGFRVWVZLOOEHERUQHE\WKHRZQHU

,Q DGGLWLRQ DUUDQJHPHQWV IRU D K\GUR SROH UHORFDWLRQ ZLOO EH
UHTXLUHGDQGWKHRZQHULVWRSURYLGHWXUQLQJWHPSODWHVIRUWKH
SURSRVHGXQGHUJURXQGSDUNLQJ

7KH DERYH DVSHFWV ZLOO EH DGGUHVVHG LQ GHWDLO SULRU WR WKH
5HFRPPHQGDWLRQ5HSRUW
7KHVLWHLVFXUUHQWO\VHUYLFHGE\0L:D\5RXWHRQ'XQGDV
6WUHHWDQG5RXWHDORQJ&RQIHGHUDWLRQ3DUNZD\
3HGHVWULDQZDONZD\FRQQHFWLRQVWRWKHH[LVWLQJPXQLFLSDO
VLGHZDONDUHQHFHVVDU\WRUHGXFHZDONLQJWLPHDQGHQFRXUDJH
WUDQVLWXVH
&UHGLW9DOOH\&RQVHUYDWLRQ$XWKRULW\KDVFRQILUPHGWKDWWKH
PRVWUHFHQWK\GUDXOLFDQGK\GURORJLFPRGHOLQJIRU0DU\)L[
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$JHQF\&RPPHQW'DWH

-DQXDU\ 

&RPPHQW


&UHHNZLOOXVHWKHDWWHQXDWLRQ \HDUVWRUP SURYLGHGE\
WKHVWRUPZDWHUPDQDJHPHQWSRQGORFDWHGQRUWKRI'XQGDV
6WUHHW3OHDVHQRWHWKDWDOWKRXJKWKH5HJLRQDOVWRUPZLOOQRW
EHDWWHQXDWHGLQWKHSRQGEDVHGRQWKHUHFHQWK\GUDXOLF
DQDO\VLVWKHSLSHKDVWKHFDSDFLW\WRFRQYH\ERWKWKH
DWWHQXDWHG\HDUVWRUPDQGXQDWWHQXDWHG5HJLRQDOVWRUP
IORZV LH5HJXODWHGIORZV $VVXFKWKHSURSRVHG
GHYHORSPHQWZLOOQRWLPSDFW0DU\)L[&UHHN*LYHQWKHDERYH
WKHVLWHZLOOQRWEHVXEMHFWWRIORRGVSLOOWKHUHIRUHLVQRWZLWKLQ
D&9&UHJXODWHGDUHD QR&9&SHUPLWLVUHTXLUHG 
7KHIROORZLQJ&LW\'HSDUWPHQWVDQGH[WHUQDODJHQFLHVRIIHUHG
QRREMHFWLRQWRWKHVHDSSOLFDWLRQVSURYLGHGWKDWDOOWHFKQLFDO
PDWWHUVDUHDGGUHVVHGLQDVDWLVIDFWRU\PDQQHU

&DQDGD3RVW
5RJHUV&DEOH
(QEULGJH
*UHDWHU7RURQWR$LUSRUW$XWKRULW\
7KHIROORZLQJ&LW\'HSDUWPHQWVDQGH[WHUQDODJHQFLHVZHUH
FLUFXODWHGWKHDSSOLFDWLRQVEXWSURYLGHGQRFRPPHQWV

$OHFWUD8WLOLWLHV
5HDOW\6HUYLFHV
(FRQRPLF'HYHORSPHQW
&RQVHLO6FRODLUHGH'LVWULFW&DWKROLTXH&HQWUH6XG
&RQVHLO6FRODLUH9LDPRQGH
%HOO&DQDGD
7ULOOLXP+HDOWK3DUWQHUV

2WKHU&LW\'HSDUWPHQWV
DQG([WHUQDO$JHQFLHV







$SSHQGL[3DJH
)LOH2=:
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$SSHQGL[3DJH
)LOH2=:


%DVHGRQWKHFRPPHQWVUHFHLYHGDQGWKHDSSOLFDEOH0LVVLVVDXJD2IILFLDO3ODQSROLFLHVWKH
IROORZLQJPDWWHUVZLOOKDYHWREHDGGUHVVHG

x $UHWKHSROLFLHVDQGSULQFLSOHVRI0LVVLVVDXJD2IILFLDO3ODQPDLQWDLQHGE\WKLVSURMHFW"
x ,VWKHSURSRVDOFRPSDWLEOHZLWKWKHFKDUDFWHURIWKHDUHDJLYHQWKHSURMHFW VODQGXVH
PDVVLQJGHQVLW\VHWEDFNVDQGEXLOGLQJFRQILJXUDWLRQ"
x $UHWKHSURSRVHG]RQLQJE\ODZH[FHSWLRQVWDQGDUGVDSSURSULDWH"
x :KDWDUHWKHH[SHFWHGWUDIILFLPSDFWV"
x 3URYLVLRQRIDVDWLVIDFWRU\)XQFWLRQDO6HUYLFLQJ5HSRUWWRGHWHUPLQHLIWKHUHLVFDSDFLW\LQWKH
VWRUPVHZHUVV\VWHPDQGUHVROXWLRQRIDOOVHUYLFLQJDQGXWLOLW\LVVXHV

'HYHORSPHQWDQG'HVLJQ'LYLVLRQVWDIIKDYHSUHSDUHG8UEDQ'HVLJQ*XLGHOLQHVDQG=RQLQJ
%\ODZUHJXODWLRQVIRU%DFNWR%DFNDQG6WDFNHGWRZQKRXVHV=RQLQJE\ODZUHJXODWLRQVDQG
8UEDQ'HVLJQ*XLGHOLQHVZHUHDGRSWHGE\&RXQFLOLQ-XO\EXWWKH]RQLQJUHJXODWLRQVZHUH
DSSHDOHGWR/3$7$OWKRXJKWKH]RQLQJE\ODZUHJXODWLRQVDUHQRW\HWLQHIIHFWVWDIIDUH
UHYLHZLQJWKHDSSOLFDWLRQVLQWKHFRQWH[WRIJRRGXUEDQGHVLJQDQGSODQQLQJSULQFLSOHVDV
HQGRUVHGE\&RXQFLOH[LVWLQJJXLGHOLQHVDQGWKHH[LVWLQJ50 6WDFNHG7RZQKRXVH ]RQLQJ
UHJXODWLRQV

'HYHORSPHQW5HTXLUHPHQWV
7KHUHDUHHQJLQHHULQJPDWWHUVLQFOXGLQJJUDGLQJHQJLQHHULQJVHUYLFLQJDQGVWRUPZDWHU
PDQDJHPHQWWKDWZLOOUHTXLUHWKHDSSOLFDQWWRHQWHULQWRDJUHHPHQWVZLWKWKH&LW\3ULRUWRDQ\
GHYHORSPHQWSURFHHGLQJRQVLWHWKH&LW\ZLOOUHTXLUHWKHVXEPLVVLRQDQGUHYLHZRIDQ
DSSOLFDWLRQIRUVLWHSODQDSSURYDO

2WKHU,QIRUPDWLRQ
7KHDSSOLFDQWKDVVXEPLWWHGWKHIROORZLQJLQIRUPDWLRQLQVXSSRUWRIWKHDSSOLFDWLRQV
x
x
x
x
x
x
x
x
x



6LWH3ODQ
3DUNLQJ3ODQ
)ORRU3ODQV
(OHYDWLRQV
6HUYLFLQJ3ODQ
*UDGLQJ3ODQ
6KDGRZ6WXG\
'UDIW2IILFLDO3ODQ$PHQGPHQW
'UDIW=RQLQJ%\ODZ$PHQGPHQW
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Date: 2019/03/22
To:

Originator’s file:
OZ 18/009 W1

Chair and Members of Planning and Development
Committee

From: Andrew Whittemore, M.U.R.P., Commissioner of
Planning and Building

Meeting date:
2019/04/15

Subject
PUBLIC MEETING INFORMATION REPORT (WARD 1)
Applications to permit a 4 to 12 storey apartment building proposing 397 units and
ground floor commercial facing Lakeshore Road East
1345 Lakeshore Road East, northwest corner of Lakeshore Road East and Dixie Road
Owner: Vandyk Group of Companies
File: OZ 18/009 W1
Bill 139

Recommendation
That the report dated March 22, 2019, from the Commissioner of Planning and Building
regarding the applications by Vandyk Group of Companies to permit a 4 to12 storey apartment
building proposing 397 units and ground floor commercial facing Lakeshore Road East, under
File OZ 18/009 W1, 1345 Lakeshore Road East, be received for information.

Background
The subject application was initially scheduled for January 28, 2019 Planning and Development
Committee (PDC) meeting. This meeting was cancelled and rescheduled to March 4, 2019, due
to inclement weather. At the March 4, 2019, PDC meeting, the subject applications were
deferred by the Committee in order for the item to be rescheduled for an evening PDC meeting.
Appendix 1 contains the original Information Report dated February 8, 2019.

Comments
Subsequent to the authoring of the Information Report for the March 4, 2019 PDC meeting, a
community meeting was held on February 21, 2019. The following summarizes the comments
made by residents that were in attendance:


Lower heights should be explored at the Dixie Road and Lakeshore Road frontages.
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The access configurations should be rearranged so that there will be an entrance only
access on St. James Avenue and an exit only access on Dixie Road.
The proposed commercial space should contain tenants that will appropriately contribute
to the community.
Height of the building could impose shadowing impacts on adjacent properties.
The overall design and architecture of the building is attractive.
The proposed amount of green/amenity space is appropriate.

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, including the refinement of the access from Dixie Road and St. James Avenue
and the delineation of the hazard lands associated with Applewood Creek, have been resolved.

Attachments
Appendix 1: Information Report dated February 8, 2019 for March 4, 2019 PDC Meeting

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building
Prepared by: David Ferro, Development Planner
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Date: February 8, 2019
To:

Chair and Members of Planning and Development
Committee

From: Andrew Whittemore, M.U.R.P., Commissioner of
Planning and Building

Appendix I

Originator’s file:
OZ 18/009 W1

Meeting date:
2019/03/04

Subject

PUBLIC MEETING INFORMATION REPORT (WARD 1)
Applications to permit a 4 to 12 storey apartment building proposing 397 units and
ground floor commercial facing Lakeshore Road East
1345 Lakeshore Road East, northwest corner of Lakeshore Road East and Dixie Road
Owner: Vandyk Group of Companies
File: OZ 18/009 W1
Bill 139

Recommendation

That the report dated February 8, 2019, from the Commissioner of Planning and Building
regarding the applications by Vandyk Group of Companies to permit a 4 to12 storey apartment
building proposing 397 units and ground floor commercial facing Lakeshore Road East, under
File OZ 18/009 W1, 1345 Lakeshore Road East, be received for information.

Background

The applications have been deemed complete and circulated for technical comments. The
purpose of this report is to provide preliminary information on the applications and to seek
comments from the community. The report consists of two parts, a high level overview of the
applications and a detailed information and preliminary planning analysis (Appendix 1).
PROPOSAL
The official plan amendment and rezoning applications are required to permit a 4 to 12 storey
apartment building proposing 397 units and ground floor commercial facing Lakeshore Road
East. The proposal includes underground parking and has vehicular access points on Dixie
Road and St. James Avenue. The applicant is proposing to amend the Mixed Use – Special
Site 7 policies and Greenlands designation to reflect the additional height being sought and the
delineation of the lands designated Greenlands associated with the Applewood Creek. The
zoning will also need to change from C4-13 (Mainstreet Commercial) to C4 – Exception
(Mainstreet Commercial) and G1 (Greenlands – Natural Hazards) to implement the proposal.
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During the ongoing review of the applications, staff may recommend a different land use
designations and zoning categories to implement the proposal.

Comments

The property is located on the northwest corner Dixie Road, (a Regional Major Collector road)
and Lakeshore Road East, (an Arterial road) within the Lakeview Neighbourhood Character
Area. The site is also subject to the Lakeview Local Area Plan and is considered within the
Lakeshore Corridor Precinct – Outer Core Area. The site previously operated as the former
Sheridan Ford Car Dealership. The building is currently vacant.
North of the subject property to the railway tracks are detached homes that are mostly
bungalows. On the north side of the railway tracks is the Lakeview Golf Course. At the north
east corner of the Lakeshore Road East and Dixie Road intersection is the Dixielake Plaza that
has retail and commercial tenants. South of the site is the Small Arms Inspection Building on the
former “Arsenal Lands”, which are currently owned by the City of Mississauga. West of the site
contains the “Green Acres” motel and an apartment building. Applewood Creek is located just to
the west of the site and is facilitated by a culvert under Lakeshore Road that has recently been
expanded.
Aerial image of 1345 Lakeshore Road East
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Applicant’s rendering

LAND USE POLICIES AND REGULATIONS
The relevant policies of Mississauga Official Plan are consistent with the Provincial Policy
Statement (PPS), Growth Plan for the Golden Horseshoe (Growth Plan) and Regional of Peel
Official Plan (ROP). No other provincial policies apply. The proposed development is generally
consistent with the PPS and conforms to the Growth Plan and the ROP. The applicant is
proposing to amend the special site policies that apply to the site. The request, and its
conformity with the policies of Mississauga Official Plan, is under review.
Additional information and details are found in Appendix 1, Section 6.
AGENCY AND CITY DEPARTMENT COMMENTS
Agency and department comments are summarized in Appendix 1, Section 9.

Financial Impact

All fees paid by developers are strictly governed by legislation, regulation and City by-laws.
Fees are required to be paid prior to application approval, except where otherwise may be
prescribed. These include those due to the City of Mississauga as well as any other external
agency.
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Conclusion

All agency and City department comments have been received. The Planning and Building
Department will make a recommendation on this project after the public meeting has been held
and the issues, including the refinement of the access from Dixie Road and St. James Avenue
and the delineation of the hazard lands associated with Applewood Creek, have been resolved.

Attachments
Appendix 1:

Detailed Information and Preliminary Planning Analysis

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building
Prepared by: David Ferro, Development Planner
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Detailed Information and Preliminary Planning Analysis
Owner: Vandyk Group of Companies
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1.

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 submitted for the
subject property, under file OZ 13/008 W1, from the previous property owner Lago Terrace
Inc., which proposed a 10 storey apartment building



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 7
maintaining the uses in the Mixed Use designation and adding townhouse dwellings as an
additional permitted use



October 3, 2017 – Lago Terrace Inc. communicates to City staff that the proposal under file
OZ 13/008 W1 will not be pursued and the file is subsequently cancelled by the applicant
and closed



June 3, 2018 – Vandyk Group of Companies, new property owners of 1345 Lakeshore
Road East, submit applications for Official Plan Amendment and Rezoning and is deemed
complete
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Site Context

The property is located on the northwest corner of Lakeshore Road East (a Major Collector
road) and Dixie Road (a Regional Major Collector road) within the Lakeview Neighbourhood
Character Area. Both roads traverse the City. The site was previously used for the Sheridan
Ford Car Dealership. The building is currently vacant. At the northwest corner of the site there is
a portion of the floodplain associated with Applewood Creek and regulated by Credit Valley
Conservation. Lands west of Applewood Creek along the north side of Lakeshore Road East
are characterized by apartment buildings ranging from 7 – 10 storeys and a motel. To the east,
there is the Dixielake commercial plaza which has a tattoo parlour, spa and a discount store,
among other tenants, Green Acres motel and lands are pending redevelopment for a 4 storey
mixed use residential and commercial buildings. Opposite of the property, on the south side of
Lakeshore Road East, is the Small Arms Inspection Building on lands that are currently owned
by the Toronto Region Conservation Authority (TRCA), commonly known as the “Arsenal
Lands”.
The site is currently serviced by MiWay transit Routes 23 – Lakeshore and 5 – Dixie, with both
routes terminating approximately one kilometre east of the site in the City of Toronto boundary
at the Long Branch GO Station. The routes also provides service to the Dixie GO Station.
Approximately 500 m (1,640.4 ft.) east of the site is a local neighbourhood park named Orchard
Hill Park. In addition, approximately 2000 m (6, 561.7 ft.) south east of the site is Lakefront
Promenade Park, which is a large waterfront park with trails, baseball diamonds, volleyball
courts, spray pads and a marina.
Aerial Photo
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Property Size and Use
Frontages:
Lakeshore Rd. E.
Dixie Road
St. James Ave

81.61 m (267.75 ft.)
125.04 m (410.02 ft.)
81.33 m (266.83 ft.)

Gross Lot Area:

1.26 ha (3.12 ac.)

Existing Uses:

Former Sheridan Ford Car Dealership
(now vacant)

The surrounding land uses are:
North:
Detached homes, railway tracks and Lakeview Golf Course
East:
Commercial plaza (Dixielake Plaza) and detached homes
South:
Lands subject to Lakeview Village Masterplan, Small Arms Inspection Building
West:
Applewood Creek, Green Acres Motel and apartment
Image of existing conditions facing north

3.

Neighbourhood Context

Demographics – Lakeview Neighbourhood Character Area
The subject property is located within a neighbourhood that is undergoing transition and growth.
The surrounding residential neighbourhood was originally developed in the 1920s and 1930s
with the majority of the residential built form being detached bungalows. The apartment building
to the west was built in the 1990s. The population for the area is two-thirds middle aged, while
children and seniors make up one-third of the population. On average, the number of people per
household is three, with over half of the population living in detached dwellings. By 2031 and
2041, the population for this character area is forecasted to be 26,600, and 27,900, respectively.
Other Development Applications
East of the subject property, the City has been processing Site Plan applications for residential

4.3. - 11

Appendix 1, Page 5
File: OZ 18/009 W1

and commercial uses located at 1041 and 1407 Lakeshore Road East. West of the subject
property and south of Lakeshore Road East are the former Ontario Power Generation lands that
are currently undergoing a master planning exercise in anticipation of future development
applications to accommodate a mixed use community of 6800 residential units and an
innovation corridor.
The City is undertaking a study called “Lakeshore Connecting Communities” that is reviewing
future planning along the Lakeshore Road corridor. The intent of the study is to ensure that all
modes of transportation can be accommodated within the corridor and will consider future
options for the corridor.
The Lakeview Neighbourhood Character Area has been subject to development activity in the
form of infill intensification occurring in different parts of the neighbourhood and the construction
of newer two storey detached homes replacing older detached bungalows.
Community Facilities and Services
The proposal is served by major City of Mississauga facilities such as Carmen Corbasson
Community Centre (within 2 km), Lakeview Golf Course (within 300 m) and Lakeview Library
(within 900 m). The site is also served by nearby Orchard Hill Park, Douglas Kennedy Park and
Lakefront Promenade Park. In addition, there is planning for future parks and community
facilities as part of the future major development located on the former Ontario Power
Generation (OPG) lands. Additional comments from Community Services regarding City parks
and facilities can be reviewed within Section 9 of this Appendix.
4.

Project Details

The applications are to permit a 4 to12 storey apartment building proposing 397 units, including
townhouse units fronting onto St. James Avenue, and ground floor commercial uses facing
Lakeshore Road East. The proposal includes underground parking with access onto Dixie Road
and St. James Avenue. Also the application is proposing to identify and prohibit any
development on lands associated with the Applewood Creek

Development Proposal
Applications submitted:
Developer/
Owner:
Number of units:

Received: May 14, 2018
Deemed Complete: June 13, 2018
Vandyk Group of Companies
397 units

Proposed Gross Floor Area:
Residential
Commercial

35 656 m2 (383,797 ft2)
296 m2 (3,186.12 ft2)

Height:

4-12 storeys
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Development Proposal
Lot Coverage:
Floor Space Index:
Landscaped Area:
Anticipated Population:

73%
2.8
27%
870*
*Average household sizes for all units (by type) based on
the 2016 Census

Parking:
resident spaces
visitor spaces
commercial spaces
Total

Required
535
79
13
627

Concept Plan and Elevations
Site Plan

Proposed
535
79
13
627
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Elevations

North Elevation

South Elevation

West Elevation

East Elevation
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Applicant's rendering proposed apartment dwelling.

5.

Community Comments

No community meeting was held at the time of preparing this report, yet staff anticipate a
community meeting being held within the near future. Comments from area residents have been
received by the Planning and Building Department and are summarized as follows:
 The proposed development will impact the available parking supply within the surrounding
area and in particular on St. James Avenue.
 The access point on St. James Avenue will negatively impact the existing traffic patterns
surrounding the site.
 The addition of 397 units will negatively impact the neighbourhood.
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Summary of Applicable Policies
The following table summarizes the applicable policy and regulation documents that affect these
applications:
Policy
Provincial Policy
Statement (PPS)
Growth Plan for the
Greater Golden
Horseshoe (Growth
Plan)

Greenbelt Plan
Parkway Belt Plan
Region of Peel
Official Plan
Mississauga
Official Plan

Zoning By-law 2252007

Mississauga Official Plan (MOP)
Policies
The existing policies of MOP are
consistent with the PPS
The existing policies of MOP are in
conformity with the Growth Plan.
Mississauga Official Plan must
conform with a hierarchy of policy
and legislation at the federal,
provincial, regional and municipal
levels.
n/a
n/a
The existing policies of MOP are
consistent with the ROP.
The lands are located within the
Lakeview Neighbourhood Character
Area and are designated Mixed Use
– Special Site 7 which permits
commercial and residential uses. The
Lakeview Local Area Plan allows
building heights of 2-10 storeys for
the site. In addition, the western
portion of the site is designated
Greenlands, which recognizes
natural lands.
The lands are currently zoned C4 13 (Mainstreet Commercial) which
permits residential and commercial
uses, including a car dealership.
The Greenlands overlay is on the
west side of the property.

Proposal
The proposed development is
generally consistent with the PPS
The proposed development is
generally in conformity with the
Growth Plan

n/a
n/a
The proposed application is exempt
from Regional approval.
The applicant is proposing an
amendment to the existing Mixed
Use – Special Site 7 to allow for an
additional height permission of 12
storeys. The Greenlands designation
will be amended to reflect the
delineation of the valley lands
associated with the Applewood
Creek.
A rezoning is proposed from C4 - 13
(Mainstreet Commercial) to C4Exception (Mainstreet Commercial)
to permit a 4-12 storey apartment
building proposing 397 units,
including townhouse units fronting
onto St. James Avenue, and ground
floor commercial facing Lakeshore
Road East. The western portion of
the property contains a greenbelt
overlay and will be rezoned to G1
(Greenbelt – Natural Hazards).
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Existing and Proposed Mississauga Official Plan Designation for the Subject Site
Existing Designation
Mixed Use – Special Site 7 and Greenlands: The Mixed Use portion of the site permits
commercial and residential uses, with townhouses facing St. James Avenue. The Greenlands
portion of the site permits conservation uses, stormwater management facilities, flood control
and passive recreational activities, among other uses.
In addition, the site is subject to the Lakeview Local Area Plan policies in Mississauga Official
Plan. These policies contain a schedule titled “Map 3 – Lakeview Local Area Plan Height Limits”
which prescribes a height limit of 2 – 10 storeys for the site.
Proposed Designation
Mixed Use – Special Site: to add an additional permission for a maximum height of 12 storeys
to the existing special site policies. In addition, through the processing of the application, an
amendment to the Greenlands portion of the site will be required to reflect the revised
delineation of the floodplain that will be confirmed in consultation with the Credit Valley
Conservation.
Provincial Policy Statement (PPS) and Growth Plan Analysis
Consistency with Provincial Policy Statement 2014
The Provincial Policy Statement 2014 (PPS) is issued under Section 3 of the Planning Act and
all decisions affecting land use planning matters "shall be consistent" with the Provincial Policy
Statement.
The following table has been prepared to demonstrate how MOP policies are consistent with the
relevant PPS policies (i.e. "Mississauga Official Plan Policies" column). In addition, the table
provides a preliminary assessment as to how the proposed development is consistent with PPS
and MOP policies (i.e. "OZ 18/009 W1 Consistency" column). Only key policies relevant to the
application have been included, and the table should be considered a general summary of the
intent of the policies.
Official Plan Amendment No. 47 to MOP added and amended policies in the Official Plan so
that it is consistent with the PPS. This amendment came into force on May 18, 2016.
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Consistency Analysis
Mississauga Official Plan
Provincial Policy
Statement (PPS)
Policies (MOP)
1.0 Building Strong Healthy Communities
General Statement of
The development of
Intent:
Neighbourhoods through
Promoting efficient land use infilling supports the general
and development patterns
intent of the PPS.
are important to sustainable,
liveable, healthy, resilient
Neighbourhood Character
communities, protecting the
Areas are stable residential
environment, public health
areas, but they are not to
and safety and facilitating
remain static. Intensification
economic growth.
may be considered where the
proposed development is
compatible in built form and
scale to the surrounding
context and is consistent with
other MOP policies related to
appropriate built form and
design. (MOP policies
5.3.5.1, 5.3.5.2., 5.3.5.5.)
1.1.3.2 Land use patterns
within settlement areas shall
be based on:
a) Densities and a mix
of land uses which:
1. efficiently use
land and
resources
2. are appropriate
for and efficiently
use
infrastructure
and public
service facilities
3. minimize
negative impacts
to air quality and
climate change
and promote
energy efficiency
4. support active
transportation
5. are transit
supportive
b) A range of uses and
opportunities for
intensification and
redevelopment in

MOP policies establish the
framework for planning
policies that guide
development in different
areas of the City, including
the locations for and level of
intensification. Consistent
with the PPS, available and
planned infrastructure are
key in determining where
growth should occur.
Lakeview Neighbourhood
Character Area is identified
as a Non-Intensification area.
However, Neighbourhood
policies in MOP make the
provision for the allowance of
intensification that is context
appropriate. (MOP policies
5.1.9, 5.3.5.5.)

OZ 18/009 W1 Consistency
Infill development within
Neighbourhoods that is context
sensitive and designed to
respect and relate to the
adjacent low density character is
consistent with the PPS and
fulfills the general intent of the
OP by facilitating better
efficiency of land on appropriate
sites in neighbourhoods and
contributing to strong healthy
communities.
As part of the next staff report,
the applications will be assessed
with regard to whether the
proposal represents appropriate
infill.
Development within
Neighbourhoods can occur
subject to meeting MOP
policies with respect to
appropriate design and
sensitivity to the surrounding
context.
The proposed development
provides for a range of units
types, is located at the
intersection of two corridors, is
in proximity to surrounding
community infrastructure and
has access to adequate
servicing.
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1.1.3.3 Planning authorities
shall identify appropriate
locations for intensification
and redevelopment where it
can be accommodated
taking into account building
stock, brownfields,
availability of infrastructure
and public service facilities
required to accommodate
projected needs.
1.1.3.4 Appropriate
development standards
should facilitate
intensification,
redevelopment and compact
form, while mitigating risks to
public health and safety.

The Built Form policies of
MOP provide direction on
appropriate standards to
facilitate intensification with
respect to transition,
sun/shadow impacts,
compact urban form and
public realm. Policies also
require development
applications to provide
appropriate height and built
form transitions between
sites and their surrounding
area (MOP policy 9.2.1.10).

The proposal is being evaluated
on its built-form and land use
compatibility with the
surrounding context, which
includes an assessment relating
to MOP policies.

1.4 Housing
1.4.1 Planning Authorities
shall provide for an
appropriate range and mix of
housing that is affordable

Neighbourhoods are not
intended to be the focus of
intensification and should be
regarded as stable residential
areas. However,
Neighbourhoods are intended
to receive intensification in an
appropriate manner that is
context sensitive. Envisioned
in this is the accommodation
of intensification that makes
more efficient use of land and
is compact in built form.
(MOP policy 5.3.5.5)
Mississauga will promote and
protect green infrastructures.
Buffers, which are vegetated
protected areas, will provide
for an appropriate separation

The proposal provides a range
and mix of unit types in a
neighbourhood that has
predominantly detached
dwellings.

1.5 Public Spaces,
Recreation, Parks, Trails
and Open Space
a. 1.5.1 Healthy, active
communities should

The rezoning and designation of
a portion of the property next to
the Applewood Creek will
ensure proper protection and
conservation of valley lands.
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Provincial Policy
Statement (PPS)
be promoted by:
recognizing
provincial parks,
conservation
reserves, and other
protected areas, and
minimizing negative
impacts on these
areas.

Mississauga Official Plan
Policies (MOP)
between development and
the green system. (MOP
Policy 6.3.7)

2.0 Wise Use and Management of Resources
2.1 Natural Heritage
A portion of the lands at the
2.1.1 Natural features and
northwest corner of the site is
areas shall be protected for
identified as a Significant
the long term.
Natural Area (LV1) forms part
2.1.2 The diversity and
of the Applewood Creek.
connectivity of natural
MOP contains policies that
features in an area, and the
require the protection,
long-term ecological function conservation and
and biodiversity of natural
enhancement of the City’s
heritage systems, should be Natural Heritage System.
maintained, restored or,
(MOP Policies 6.3.24 –
where possible, improved,
6.3.38)
recognizing linkages
between and among natural
heritage features and areas,
surface water features and
ground water features.
3.0 Protecting Public Health and Safety
3.1 Natural Hazards
Mississauga Official Plan
3.1.1 Development shall
requires new development to
generally be directed to
be located outside of
areas outside of:
floodplain areas. It also
requires property owners to
a. hazardous lands
submit the necessary studies
adjacent to the
to ensure that the appropriate
shorelines of the
limits of development can be
Great Lakes - St.
identified. (MOP Policy
Lawrence River
6.3.47, 6.3.48)
System and large
inland lakes which
are impacted by
flooding hazards,
erosion hazards
and/or dynamic
beach hazards;
b. hazardous lands
adjacent to river,
stream and small
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The applicant has submitted an
Environmental Impact Study in
support of the application. A
portion of the subject property is
located within the Natural
Heritage System. The applicant
is currently working with the
Credit valley Conservation to
determine the limits of
development.

The applicant has submitted an
environmental impact study to
delineate the floodplain
boundaries and the exact limits
of development.
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Mississauga Official Plan
Provincial Policy
Statement (PPS)
Policies (MOP)
inland lake systems
which are impacted
by flooding hazards
and/or erosion
hazards; and
c. hazardous sites.
3.2.2 Sites with
Mississauga Official Plan
contaminants in land or
requires applicants to
water shall be assessed and address remediation issues
remediated as necessary
on site and to submit the
prior to any activity on the
necessary information to
site associated with the
determine the extent of
proposed use such that
contamination and suggested
there will be no adverse
remediation actions. (MOP
effects.
Policy 6.7.1.)
4.0 Implementation and Interpretation
General Statement of
As outlined in this table, the
Intent:
policies of Mississauga
Provides direction on how
Official Plan are generally
the Provincial Policy
consistent with the relevant
Statement is to be
policies of the Provincial
implemented and
Policy Statement.
interpreted.
As permitted by the Planning
4.2 Decisions of the council
Act, land owners have the
of a municipality shall be
ability to submit applications
consistent with the Provincial to amend the Official Plan
Policy Statement
and Zoning By-law.
4.7 The Official Plan is the
most important vehicle for
implementation of the
Provincial Policy Statement

MOP states that City Council
will consider applications for
site specific amendment to
this Plan, and identifies the
criteria for site specific official
plan amendments (Section
19.5).
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The applicant has submitted the
required environmental reports
which is currently under review
and will be addressed.

As outlined in this table, the
policies of Mississauga Official
Plan and the proposed
applications by Vandyk Group of
Companies are generally
consistent with relevant policies
of the Provincial Policy
Statement.
The proposal is being further
evaluated on MOP policies with
respect to access, traffic,
servicing capacity and height
and transition to surrounding
land uses, among other facets.

Conformity with Growth Plan 2017
The Growth Plan for the Greater Golden Horseshoe (Growth Plan) (2017) was issued under
Section 7 of the Places to Grow Act and all decisions affecting lands within this area will
conform with this Plan.
The following table has been prepared to demonstrate how MOP policies conform with the
relevant Growth Plan policies (i.e. "Mississauga Official Plan Policies" column). In addition, the
table provides a preliminary assessment as to how the proposed development conforms with
Growth Plan and MOP policies (i.e. "OZ 18/009 W1 Conformity" column). Only key policies
relevant to the applications have been included, and that table should be considered a general
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summary of the intent of the policies.
MOP was prepared and approved in accordance with the Growth Plan 2006. Mississauga is in
the process of reviewing MOP policies to ensure conformity with the new Growth Plan 2017.
The development application has been reviewed against Growth Plan 2017 policy direction to
ensure conformity.
Conformity Analysis
Growth Plan for the
Mississauga Official Plan
Greater Golden
Policies (MOP)
Horseshoe
1.1 The Greater Golden Horseshoe
General Statement of
MOP directs growth to
Intent:
Intensification Areas and
contains direction on how
The Greater Golden
intensification occurs based
Horseshoe plays an
on the City’s Urban
important role in
Hierarchy. However, for
accommodating growth,
areas identified as Nonhowever, the magnitude of
Intensification areas, MOP
anticipated growth will
provides policies that relate to
present challenges to
limited intensification through
infrastructure, congestion,
sensitive and modest infilling.
sprawl, healthy
communities, climate
This direction helps in
change and healthy
fulfilling the goals and
environment
objectives in MOP that guide
Mississauga to develop in a
manner that provides for
complete communities that
are healthy and efficient.
(MOP policy 4.3)
1.2 The Growth Plan for the Greater Golden Horseshoe
1.2.1 Guiding Principles
General Statement of
MOP is based on an urban
Intent for this Section:
hierarchy that is
The policies of this Plan are accompanied by overarching
based on the following
policies that provide guidance
principles:
of where growth is to occur.
a. Complete
These policies go on to
communities
further ensure that growth is
b. Prioritize
done in a manner that is
intensification
compact, makes for efficient
c. Provide flexibility to use of land, takes advantage
capitalize on new
of existing services, supports
employment
complete communities and is
opportunities
appropriate in built form and
d. Support a range
design.

OZ 18/009 W1 Conformity
The development applications
represent intensification within the
existing urban boundary.
The subject property is located
within Lakeview Neighbourhood
Character Area. The proposal
provides the surrounding
neighbourhood with more choice in
housing types and is conducive to
a healthy and efficient type of
development.
However, any potential issues
associated with accommodating
growth on the subject site will be
further evaluated.

The proposal makes efficient use
of underutilized and serviced land
by providing a mix of unit types
within the development and is
located at the intersection of two
corridor roads. The applications
are supportive of many Growth
Plan principles, however, the
manner in which the applications
implement those principles will be
evaluated against applicable
official plan policies.
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Growth Plan for the
Greater Golden
Horseshoe
and mix of housing
options
e. Integrate land use
planning and
investment in
infrastructure
f. Provide different
approaches to
manage growth that
recognize diversity
of communities
g. Protect natural
heritage, hydrologic,
landforms
h. Conserve and
promote cultural
heritage
i. Integrate climate
change
considerations

Mississauga Official Plan
Policies (MOP)
(MOP policies 4.5, 5.3.5,
7.2.1, LLAP 6.2)

1.2.2 Legislative Authority
General Statement of
As illustrated through this
Intent:
table, MOP generally
All decisions made on or
conforms to the growth plan.
after July 1, 2017 will
conform to this plan.
1.2.3 How to Read This Plan
General Statement of
MOP policies have been
Intent for this Section:
reviewed in relation to the
Outlines the relationship
Growth Plan and other
between the Growth Plan
applicable Provincial
and other planning
planning documents
documents, and how to
read the plan
2. Where and How to Grow
2.1 Context
General Statement of
Intent:
This Plan is about building
compact and complete
communities. Better use of
land and infrastructure can
be made by prioritizing
intensification, building
compact and complete

Mississauga will develop a
city pattern that is more
sustainable and supports
complete communities by
directing growth to
Intensification Areas and
managing growth in other
areas (MOP, Section 9.2).
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The applications were deemed
complete on February 12, 2018.

The applications have been
reviewed accordingly.

The proposal makes efficient use
of underutilized and serviced land
by providing a mix of unit types
within the development and is
located at the corner of two
corridors.
It is important to ensure the
manner in which these uses are
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Growth Plan for the
Greater Golden
Horseshoe
communities, and
increasing the modal share
for transit and active
transportation.

Mississauga Official Plan
Policies (MOP)

2.2 Policies For Where and How To Grow
2.2.1 Managing Growth
General Statement of
MOP directs growth to
Intent for this Section:
Intensification Areas. While
the Lakeview Neighbourhood
Growth will be primarily
Character Area is not an
directed to appropriate
Intensification Area,
locations that support
complete communities and development is still
anticipated through modest
infrastructure, as directed
and sensitive infilling.
by the upper tier
(LLAP policy 6.2)
municipality.

Relevant Policies:
a. Growth should be
primarily directed to
settlement areas that:
i. Are within the built
boundary and have
planned municipal
water and
wastewater systems
and support
complete
communities
(2.2.1.2 a i, ii, iii)
ii. that are in
delineated built-up
areas, strategic
growth areas,
locations with
existing or planned
transit and public
service facilities
(2.2.1.2. c i, ii, iii, iv),
iii. that is generally
away from
hazardous lands

Policies within MOP direct
intensification in
Neighbourhoods to develop
on corridors to take
advantage of existing
services. (MOP policy 5.3.5)
City Structure MOP policies
establish the framework for
planning policies that guide
development in different
areas of the City, including
the locations for and level of
intensification (MOP policy
5.3). Conforming to the
Growth Plan, available and
planned infrastructure as well
as the existing context are
key determinants in directing
growth within MOP.
a. The Lakeview
Neighbourhood
Character is an existing
and established
residential
neighbourhood.
b. While Neighbourhoods
are not an area where
intensification will be
focused, appropriate infill
redevelopment is
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planned and designed are
appropriate and subject to further
analysis.

The subject lands are within a
Neighbourhood Character Area,
which allows for limited
intensification in accordance with
applicable MOP design policies.
The site is located on two corridors,
where development is encouraged
to be located.

The subject lands are within a
Neighbourhood and the proposed
development will be evaluated
against applicable official plan
policies.
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Growth Plan for the
Greater Golden
Horseshoe
(2.2.1.2. e)
b. Integrated planning to
manage forecasted
growth will:
i.
Be supported by
planning for
infrastructure and
public service
facilities that
consider the full life
cycle cost and
payment (2.2.1.3.b)
ii.
Provide direction for
an urban form that
will optimize
infrastructure
(2.2.1.3.c)
iii.
Support the
environment
(2.2.1.3.d)
iv.
Be implemented
through a municipal
comprehensive
review (2.2.1.3.e)
c. The Growth Plan will
support the
achievement of
complete communities
that
i.
Features a diverse
mix of land uses
ii.
Improves social
equity
iii.
Provides mix of
housing options
iv.
Expands convenient
access to
transportation,
public service
facilities, open
space, healthy food
options
v.
Ensures high quality
compact built form,
attractive public
realm, including

Mississauga Official Plan
Policies (MOP)
encouraged to support
and take advantage of
existing services.
c. MOP includes policies to
ensure high quality
compact built form,
attractive public realm,
including open spaces,
through site design and
urban design (MOP
section 9.1).
Appropriate infill in
Neighbourhoods will help
revitalize existing
communities by replacing
aged buildings, developing
vacant or underutilized lots
and by adding to the variety
of building forms and
tenures.
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Growth Plan for the
Mississauga Official Plan
Greater Golden
Policies (MOP)
Horseshoe
open spaces,
through site design
and urban design
vi.
Mitigates climate
change
vii.
Integrates green
infrastructure
2.2.2 Delineated Built-up Areas
Statement of Intent:
MOP provides the framework
The majority of growth is
for the City to achieve a
directed to lands within the sustainable urban form. While
delineated built-up area
most of the City is included
(i.e. limits of the developed within the delineated built-up
urban area identified by the area, MOP contains policies
Minister of Municipal Affairs how each character area is to
and Housing).
development.
Policies within MOP direct
intensification in
Neighbourhoods to be
context sensitive and develop
on corridors and commercial
sites to take advantage of
existing services. (MOP
policy 5.3.5)
2.2.4 Transit Corridors and Station Areas
Statement of Intent:
Lakeshore Road and Dixie
Given Provincial investment Road are not identified in the
Growth Plan as a transit
in higher order transit
priority corridor, and therefore
municipalities are to plan
MOP policies do not have to
for “major transit station
areas on priority transit
address this issue.
corridors” as identified on
Schedule 5 of the Growth
However, MOP does identify
Plan (2.2.4.1)
Lakeshore Road and Dixie
Road as corridors which are
to accommodate growth in
order to be transit supportive.

2.2.6 Housing
General Statement of
Intent:
A range and mix of housing
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The subject property is located
within a Neighbourhood which is
considered to be within the built-up
area. The proposal and how growth
is accommodated will be further
evaluated.

The subject site is located on two
corridors and is supportive of
higher transit usage on the
corridors.

MOP policies support
intensification that is
appropriate and requires high
levels of transit use within
corridors. (MOP policy 5.1).
Mississauga Council has
recently approved a citywide
affordable housing strategy

The proposal provides for a range
and mix of units types within a
neighbourhood that has
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Growth Plan for the
Greater Golden
Horseshoe
is to be provided, including
affordable housing. A
housing strategy prepared
by the Region is an
important tool that can be
used.
Relevant Policies:
a. The Region is
responsible for
preparing a housing
strategy (2.2.6.1)
b. Municipalities will
support complete
communities by
accommodating
growth forecasts,
achieve minimum
intensification
targets, consider a
range of housing
options, and
planning to diversify
the housing stock.
(2.2.6.2)

Mississauga Official Plan
Policies (MOP)
that is currently being
implemented. The strategy
can be accessed at:
http://www7.mississauga.ca/d
ocuments/pb/planreports/201
7/Affordable_Housing_Strate
gy_Appendix1&2-Web.pdf

3.2.2 Transportation - General
1. The transportation
MOP contains policies that
system within the GGH will encourage the development
be planned and managed
of a multi-modal
to:
transportation system that
a. provide connectivity includes all modes of travel.
among
In addition, policies look to
transportation
encourage redevelopment to
modes for moving
support multi-modal
people and for
transportation. (MOP Policy
moving goods;
8.1.1., 8.1.4., 8.1.7.)
b. offer a balance of
transportation
choices that
reduces reliance
upon the automobile
and promotes
transit and active
transportation;
c. be sustainable and
reduce greenhouse
gas emissions by
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predominantly detached dwellings.
How the proposal addresses this
strategy will be further evaluated.

The proposed development will
provide for a more efficient use of
land and aims to support the
modes of traffic currently servicing
the site. The site is serviced by 2
MiWay bus routes. Currently
existing along the Dixie Road
frontage of the site is a bike lane
within the right-of-way. The
proposal also incorporates both
long term and short term bicycle
parking.
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Growth Plan for the
Mississauga Official Plan
Greater Golden
Policies (MOP)
Horseshoe
encouraging the
most financially and
environmentally
appropriate mode
for trip-making and
supporting the use
of zero- and lowemission vehicles;
d. offer multimodal
access to jobs,
housing, schools,
cultural and
recreational
opportunities, and
goods and services;
e. accommodate
agricultural vehicles
and equipment, as
appropriate; and
f. provide for the
safety of system
users.
4.0 Protecting What is Valuable
The Province will map a
A portion of the lands at the
Natural Heritage System for northwest corner of the site is
the GGH to support a
identified as a Significant
comprehensive, integrated, Natural Area (LV1) forms part
and long-term approach to
of the Applewood Creek.
planning for the protection
MOP contains policies that
of the region's natural
require the protection,
heritage and biodiversity.
conservation and
The Natural Heritage
enhancement of the City’s
System mapping will
Natural Heritage System.
exclude lands within
(MOP Policies 6.3.24 –
settlement area boundaries 6.3.38)
that were approved and in
effect as of July 1, 2017.
4.2.2.3 Within the Natural
Heritage System: new
development or site
alteration will demonstrate
that:
1. there are no
negative impacts on
key natural heritage
features or key
hydrologic features
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The applicant has submitted an
Environmental Impact Study in
support of the application. A portion
of the subject property is located
within the Natural Heritage System.
The applicant is currently working
with the Credit valley Conservation
to determine the limits of
development.
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Growth Plan for the
Greater Golden
Horseshoe
or their functions;
5.0 Implementation
Statement of Intent:
Comprehensive municipal
implementation is required
to implement the Growth
Plan. Where a municipality
must decide on planning
matters before its official
plan has been updated it
must still consider impact of
decision as it relates to the
policy of the plan.

Mississauga Official Plan
Policies (MOP)
MOP has been reviewed in
the context of the Growth
Plan and conforms to the
applicable policies as
demonstrated.

Appendix 1, Page 24
File: OZ 18/009 W1

OZ 18/009 W1 Conformity
The proposed applications have
regard for the applicable Growth
Plan policies and Mississauga
Official Plan policies.

The policies of this section
address implementation
matters such as: how to
interpret the plan,
supplementary direction on
how the Province will
implement, co-ordination of
the implementation, use of
growth forecasts and
targets, performance
indicators and monitoring,
interpretation of schedules
and appendices.
Region of Peel Official Plan
The Region of Peel approved MOP on September 22, 2011. The proposed development
applications were circulated to the Region who has advised that in its current state, the
applications meets the requirements for exemption from Regional approval. Local official plan
amendments are generally exempt from approval where they have had regard for the Provincial
Policy Statement and applicable Provincial Plans, where the City Clerk has certified that
processing was completed in accordance with the Planning Act and where the Region has
advised that no Regional official plan amendment is required to accommodate the local official
plan amendment. The Region provided additional comments which are discussed in Section 9
of this report.
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Relevant Mississauga Official Plan Policies
There are other policies in Mississauga Official Plan (MOP) that are also applicable in the
review of these applications, some of which are found below.
Specific
Policies

General Intent

Section 4
Vision

Section 4.4.2
Section 4.4.5
Section 4.5

Mississauga will provide the guiding principles that are to assist
in implementing the long-term land use, growth and
development plan for Mississauga and sets out how the City
will achieve these guiding principles.

Section 5
Direct Growth

Section 5.1.4
Section 5.1.6
Section 5.1.7
Section 5.1.9

Most of Mississauga’s future growth will be directed to
Intensification Areas. Mississauga encourages compact, mixed
use development that is transit supportive, in appropriate
locations, to provide a range of live/work opportunities.
Mississauga will protect and conserve the character of stable
residential Neighbourhoods.
New development will not exceed the capacity of existing and
planned engineering services, transit services and community
infrastructure. Development proposals may be refused if
existing or planned servicing and/or infrastructure are
inadequate to support the additional population and
employment growth that would be generated or be phased to
coordinate with the provision of services and infrastructure.

4.3. - 32

Section 5
Direct Growth
Neighbourhoods
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Specific
Policies

General Intent

Section 5.3.5.1
Section 5.3.5.2
Section 5.3.5.3
Section 5.3.5.4
Section 5.3.5.5
Section 5.3.5.6

Neighbourhoods will not be the focus for intensification and
should be regarded as stable residential areas where the
existing character is to be preserved.
Residential intensification within Neighbourhoods will generally
occur through infilling and the development of existing
commercial sites as mixed use areas.
Where higher density uses are proposed, they should be
located on sites identified by a local area review, along
Corridors or in conjunction with existing apartment sites or
commercial centres.
Intensification of commercial sites that results in a significant
loss of commercial floor space will be discouraged.
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.

Section 5
Direct Growth
Corridors

Section 5.4.2
Section 5.4.3
Section 5.4.4
Section 5.4.5
Section 5.4.6

Development will be sensitive to the existing and planned
context and will include appropriate transitions in use, built
form, density and scale.
Where Corridors run through or when one side abuts the
Downtown, Major Nodes, Community Nodes and Corporate
Centres, development in those segments will also be subject to
the policies of the City Structure element in which they are
located. Where there is a conflict, the policies of the
Downtown, Major Nodes, Community Nodes and Corporate
Centres will take precedence.
Development on Corridors should be compact, mixed use and
transit friendly and appropriate to the context of the
surrounding Neighbourhood and Employment Area.
Where higher density uses within Neighbourhoods are directed
to Corridors, development will be required to have regard for
the character of the Neighbourhoods and provide appropriate
transitions in height, built form and density to the surrounding
lands.
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Specific
Policies

General Intent

Section 6.1.1
Section 6.3.10
Section 6.3.12
Section 6.3.47
Section 6.3.48
Section 6.3.50
Section 6.4.2.4
Section 6.7.1

Mississauga will:
a. protect, enhance, restore and expand the Natural
Heritage System;
b. encourage the stewardship and enhancement of
other areas within the Green System, particularly
where it contributes to the function and linkage of
the Natural Heritage System;
c. protect life and property from natural and human
made hazards;
d. promote pollution prevention, reduction of natural
resource consumption and increased use of
renewable energy;
e. ensure land use compatibility; and
f. develop monitoring and information/education programs.
The exact limit of components of the Natural Heritage System
will be determined through site specific studies such as an
Environmental Impact Study.
6.3.12 Significant Natural Areas are areas that meet
one or more of the following criteria:
a. provincially or regional significant life science
areas of natural and scientific interest (ANSI);
b. environmentally sensitive or significant areas;
c. habitat of threatened species or endangered
species;
d. fish habitat;
e. significant wildlife habitat;
f. significant woodlands are those that meet one
or more of the following criteria:
● woodlands, excluding cultural savannahs,
greater than or equal to four hectares;
● woodlands, excluding cultural woodlands
and cultural savannahs, greater than or
equal to two hectares and less than four
hectares;
● any woodland greater than 0.5 hectares
that:
o supports old growth trees (greater than
or equal to 100 years old);
o supports a significant linkage function as
determined through an Environmental
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General Intent
Impact Study approved by the City in
consultation with the appropriate
conservation authority;
o is located within 100 metres of another
Significant Natural Area supporting a
significant ecological relationship between
the two features;
o is located within 30 metres of a
watercourse or significant wetland; or
o supports significant species or communities;
g. significant wetlands are one of the following:
● Provincially significant coastal wetlands;
● Provincially significant wetlands;
● Coastal wetlands;
● other wetlands greater than 0.5 hectares;
and
h. significant valleylands are associated with the
main branches, major tributaries and other
tributaries and watercourse corridors draining
directly to Lake Ontario including the Credit River,
Etobicoke Creek, Mimico Creek and Sixteen Mile
Creek.
Development and site alteration will not be permitted within
erosion hazards associated with valleyland and watercourse
features. In addition, development and site alteration must
provide appropriate buffer to erosion hazards, as established to
the satisfaction of the City and appropriate conservation
authority.
Development adjacent to valleyland and watercourse features
may be required to be supported by detailed slope stability and
stream erosion studies, where appropriate.
Development in flood plains will be subject to the one-zone
concept, except where a special policy area or two-zone
floodplain management concept has been approved.
Surface drainage and stormwater management facilities will be
installed for the safety of residents and to protect infrastructure
and property.
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General Intent
To ensure that contaminated sites are identified and
appropriately addressed by the proponent of development, the
following will be required:
a. the owners of lands proposed for development will submit
information as required by the City to identify the potential for
contamination;

Section 7
Complete
Communities

Section 7.1.1
Section 7.1.3
Section 7.1.6
Section 7.2.2

Mississauga will encourage the provision of services, facilities
and housing that support the population living and working in
Mississauga.
In order to create a complete community and develop a built
environment supportive of public health, the City will:
a. encourage compact, mixed use development that reduces
travel needs by integrating residential, commercial,
employment, community, and recreational land uses;
b. design streets that facilitate alternative modes of
transportation such as public transit, cycling, and walking;
c. encourage environments that foster incidental and
recreational activity; and
d. encourage land use planning practices conducive to good
public health.
Mississauga will ensure that the housing mix can
accommodate people with diverse housing preferences and
socioeconomic characteristics and needs.
Mississauga will provide opportunities for:
a. the development of a range of housing choices in terms of
type, tenure and price;
b. the production of a variety of affordable dwelling types for
both the ownership and rental markets; and
c. the production of housing for those with special needs, such
as housing for the elderly and shelters.

Section 9
Building a
Desirable
Urban Form

Section 9.1.1
Section 9.1.3
Section 9.1.5
Section 9.1.6

Mississauga will develop an urban form based on the urban
system and the hierarchy identified in the city structure as
shown on Schedule 1: Urban System.
Infill and redevelopment within Neighbourhoods will respect the
existing and planned character.
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General Intent
Development on Corridors will be consistent with existing or
planned character, seek opportunities to enhance the Corridor
and provide appropriate transitions to neighbouring uses.

Section 9
Intensification
Areas

Section 9
Site
Development
Buildings

Section 9.2.2.1
Section 9.2.2.3
Section 9.2.2.6

Section 9.5.1.5
Section 9.5.1.11

Heights in excess of four storeys will be required to
demonstrate that an appropriate transition in height and built
form that respects the surrounding context will be achieved.
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. minimize overshadowing and overlook on adjacent
neighbours;
e. incorporate stormwater best management practices;
f. preserve mature high quality trees and ensure replacement
of the tree canopy; and
g. be designed to respect the existing scale, massing,
character and grades of the surrounding area.
Development on Corridors will be encouraged to:
a. assemble small land parcels to create efficient development
parcels;
b. face the street, except where predominate development
patterns dictate otherwise;
c. not locate parking between the building and the street;
d. site buildings to frame the street and where nonresidential
uses are proposed to create a continuous street wall;
e. provide entrances and transparent windows facing the street
for non-residential uses;
f. support transit and active transportation modes;
g. consolidate access points and encourage shared parking,
service areas and driveway entrances; and
h. provide concept plans that show how the site can be
developed with surrounding lands.
Developments will provide a transition in building height and
form between Intensification Areas and adjacent
Neighbourhoods with lower density and heights.
New residential development abutting major roads should be
designed with a built form that mitigates traffic noise and
ensures the attractiveness of the thoroughfare.
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Specific
Policies

General Intent

Section 11
General Land
Use
Designation

Section 11.2.6.2
Section 11.2.6.3

Lands designated Mixed Use will be encouraged to contain a
mixture of permitted uses.

Section 16

Section 16.1.1.2

Proposals for heights more than four storeys or different than
established in the Character Area policies, will only be
considered where it can be demonstrated to the City’s
satisfaction, that:
a. an appropriate transition in heights that respects the
surrounding context will be achieved;
b. the development proposal enhances the existing or planned
development;
c. the City Structure hierarchy is maintained; and
d. the development proposal is consistent with the policies of
this Plan.

Section 19
Implementation

Section 19.5.1

This section contains criteria which requires an applicant to
submit satisfactory planning reports to demonstrate the
rationale for the proposed amendment as follows:

Neighbourhoods

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.

 the proposal would not adversely impact or destabilize the
following: the overall intent, goals and objectives of the
Official Plan; and the development and functioning of the
remaining lands which have the same designation, or
neighbouring lands;
 the lands are suitable for the proposed uses, and
compatible with existing and future uses of surrounding
lands;
 there are adequate engineering services, community
infrastructure and multi-modal transportation systems to
support the proposed application;
 a planning rationale with reference to Mississauga Official
Plan policies, other relevant policies, good planning
principles and the merits of the proposed amendment in
comparison with the existing designation has been provided
by the applicant.
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Lakeview Local Area Plan

Section 5
Guiding
Principles

Specific
Policies

General Intent

Section 5.1.2
Section 5.1.3
Section 5.2.2

Strengthen distinct neighbourhoods by preserving heritage
features, protecting established stable neighbourhoods and
ensuring appropriate built form transitions for development.
Support complete communities through compact, mixed use
development and a pedestrian oriented mainstreet that offers a
range of culture, residential and employment opportunities.

Section 6
Direct Growth

Section 6.1.1
Section 6.1.2
Section 6.1.3
Section 6.2.1
Section 6.2.2
Section 6.2.3

Although Lakeshore Corridor is a non-intensification area, the
Area Plan has identified sites along the corridor which are
appropriate for intensification.
Intensification will be through modest infilling, redevelopment
along the corridors, or on commercial sites.
Neighbourhoods are encouraged to provide a variety of
housing forms to meet the needs of a range of household
types.
Intensification will be sensitive to the existing character of the
residential areas and the planned context.
Intensification will occur through infilling or redevelopment.
Intensification will be sensitive to the existing and planned
context of the corridor and adjacent residential uses.
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

Section 7
Value The
Environment

Section 7.1.1
Section 7.1.2

Mississauga will give priority to actions that protect, enhance,
and restore the Green System in Lakeview.
Opportunities to create an interconnected network of open
spaces, including parks, trails, and bicycle facilities, with
linkages to the surrounding areas will be encouraged.
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Specific
Policies

General Intent

Section 8.1.2

The Lakeshore Corridor is encouraged to develop using a
range of housing choices in terms of type, tenure and price.

Section 9.1.1
Section 9.1.2
Section 9.1.3

Lakeshore Road East will be planned to accommodate, to the
extent possible, all modes of transportation, including
pedestrian facilities, cycling facilities, and higher order transit
facilities.
The City may acquire lands for a public transit right-of-way
along Lakeshore Road East where the creation of a public
transit right-of-way separate from, adjacent to, or in addition to,
a road right-of-way is deemed appropriate.
The City will, through the review of development applications,
eliminate and/or consolidate vehicular turning movements to
and from Lakeshore Road East and direct traffic towards
signalized intersections, where appropriate. Vehicle access to
redevelopment opportunities should be considered from
existing north-south side streets or existing or proposed
laneways parallel to Lakeshore Road East.
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Specific
Policies

General Intent

Section 10.2.3
Section 10.2.4
Section 10.2.5
Section 10.2.6
Section 10.3.5

Development will be encouraged to locate parking to the rear
of buildings or underground.
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.
Appropriate transition to adjacent low density residential will be
required.
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.
Criteria for apartment development will include, among other
things: a. a minimum separation distance to ensure light and
permeability; b. a maximum floor plate to ensure minimal
impact on residential areas; and c. transition to adjacent lower
built forms.
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Existing and Proposed Zoning
Existing Zone - C4 (Mainstreet Commercial) which permits apartment dwelling, dwelling units
located above commercial, restaurants, medical office and office, among other retail, service,
hospitality and entertainment uses.
Proposed Zoning Regulations - C4 - Exception (Mainstreet Commercial)
Zone Regulations
Maximum Floor Space Index
(FSI)
Maximum Height
Total Number of Loading
Spaces

Current C4 Zone
Regulations
Flat Roof – 3 Storeys or
12.5 m (41.0 ft.)
Commercial – 3 spaces
Residential – 1 space

Proposed C4 - Exception
Zone Regulations
2.9
Flat Roof – 12 Storeys or 46.0
m (151.0 ft.)
3 spaces total

Note: The provisions listed are based on information provided by the applicant, which is
subject to revisions as the applications are further refined.
The applicant has provided a draft site exception schedule as follows:

7.

Section 37 Community Benefits (Bonus Zoning)

Should these applications 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.
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School Accommodation

The Peel District School Board

The Dufferin-Peel Catholic District School
Board





Student Yield:
36
16
19



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

School Accommodation:

Enrolment:
Capacity:
Portables:

463
552
0

School Accommodation:

Enrolment:
Capacity:
Portables:

348
579
0

St. Paul Secondary School
478
538
0

Cawthra Park SS
Enrolment:
Capacity:
Portables:

Junior Kindergarten to Grade 8
Grade 9 to Grade 12

Queen of Heaven

Allan A Martin Senior PS
Enrolment:
Capacity:
Portables:

8
7



Janet I McDougald PS

Student Yield:

1,295
1,044
5

Enrolment:
Capacity:
Portables:

424
579
0
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Development Issues

The following is a summary of comments from agencies and departments regarding the
applications:
Agency / Comment Date

Comment

Region of Peel
(August 14, 2018)

Water Service
There is an existing 600 mm (23.6 in.) and 300 mm (11.8 in.)
diameter water main located on Lakeshore Road. There is
also an existing 600 mm (23.6 in.) diameter water main
located on Dixie Road.
Sanitary Sewer
There is an existing 250 mm (9.8 in.) diameter sanitary sewer
located on Dixie Road and an existing 1500 mm (59.0 in.)
diameter sanitary sewer located on Lakeshore Road.
Waste Collection
Front end collection of garbage and recyclable materials will
be provided by the Region of Peel. At the Site Plan stage, a
revised site plan or waste collection plan must be submitted to
reflect the conditions of sections 2, 4, 5 and 6 of the Waste
Collection Design Standards Manual.
Access, property dedication and engineering details will be
addressed prior to approval of the subject applications.

Dufferin-Peel Catholic
District School Board (July
6, 2018) and the Peel
District School Board (July
3, 2018)

City Community Services
Department – Parks and
Forestry Division/Park
Planning Section
(November 23, 2018)

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.
The proposed development site is adjacent to City owned
lands identified as Appledale Park (P-329), zoned G1 and
classified as a Significant Natural Area in the Natural Area
Survey (NAS). A top-of-bank staking was conducted on July
11, 2018 with the City and CVC staff to determine hazard and
natural features and establish limits of development. The
lands below the established top-of-bank, the Regional Storm
floodplain, or within the stability and/or erosion component of
the valley slope, including natural area dripline whichever is
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Comment
greater, is recommended to be deeded gratuitously to the City
along with the 10 meters buffer as Greenlands, and shall be
appropriately zoned.
Orchard Hill Park (P-145) which contains a community play
site is approximately 400 m (1312.3 ft.) from the proposed
development. Furthermore, Douglas Kennedy Park (P-021)
and Lakefront Promenade Park (P-323) are approximately 900
m (2,952.76 ft.) from the subject site and include a community
play site, a spray pad, volleyball courts, and a lit baseball
diamond.
If the proposed development is approved and hazard lands
including associated buffer lands are gratuitously dedicated to
the City for long term conservation purposes, securities for
fencing, hoarding and cleanup work for Greenlands will be
required. Furthermore, 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 Community Services
Department – Heritage
Planning
(July 10, 2018)

The property at 1352 Lakeshore Road East is designated
under the Ontario Heritage Act. Submission of a Heritage
Impact Assessment is requested in order to ensure no
negative impacts are imposed on the heritage resource.

Credit Valley Conservation
(November 27, 2018)

CVC staff have received and reviewed the technical studies
submitted in support of the proposed Zoning By-Law
Amendment, in particular an FSR by Cole Engineering (July
2018), Slope Stability Study by Toronto Inspections Ltd. (May
2018) and an EIS by Aquafor Beech (May 2018). Staff have
provided detailed technical comments on the studies and are
working with the applicant to resolve the various matters
related to flooding, erosion, stormwater management and
limits of development. Staff anticipate the resubmission of
these studies and will continue the dialogue with the applicant
as necessary to work through any outstanding issues.

City Transportation and
Works Department
(November 27, 2018)

The owner has been requested to provide additional technical
details and revisions in support of the application, as follows:
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Comment


The initial Noise Study is to be updated to provide
further analysis of noise levels impacting the “Outdoor
Living Areas” and “private patios”. It is also to include
original AADT data from the Region of Peel. Rail
traffic information/report is to be updated as per
Metrolinx comments/requirements and off-site
stationary noise is to be included in the report to
address any stationary noise impacts caused by
existing commercial/industrial facilities.



The Storm Water Management report is to be updated
to verify external drainage areas, overland flow, water
balance and CVC flood mapping, among other related
matters. It should be noted that currently there are
improvement works being completed on the
Applewood Creek culvert crossing.



The Urban Transportation Considerations Report will
require additional coordinated comments with the
Region of Peel with respect to the access as Dixie
Road is under their jurisdiction. The report is to
incorporate TDM measures (i.e. bicycle parking and
storage facilities to the satisfaction of the City). In
addition, there are truck loading and internal vehicle
circulation concerns that are to be addressed.



The ‘Draft’ Phase 1 ESA must be finalized and
resubmitted with a letter of reliance for review. Phase 2
ESA is required on the site.

The above aspects are to be addressed prior to the
Recommendation Report meeting.
Metrolinx (June 25, 2018)

The subject site is located within 300 m (984.2 ft.) of GO
Transit’s Lakeshore West rail corridor.
Based on a review of the information, Metrolinx requests the
following:
 Changes to the Noise Study are requested to reflect
current rail traffic forecast.
 Inclusion of a warning clause in the development
agreement and offers to agreement of purchase and

4.3. - 46

Agency / Comment Date

Comment


Other City Departments
and External Agencies

Appendix 1, Page 40
File: OZ 18/009 W1

sale of each unit.
Environmental easement required.

The following City Departments and external agencies offered
no objection to these applications provided that all technical
matters are addressed in a satisfactory manner:
Canada Post
City Planning Strategies
Economic Development
Rogers Cable
Greater Toronto Airport Authority
Alectra Utilities
Public Art
The following City Departments and external agencies were
circulated the applications but provided no comments:
Fire
Realty Services
Bell Canada
Enbridge Gas
Trillium Health Partners
Ratepayers Association
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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?
Is the proposal compatible with the character of the area given the project's land use,
massing, density, setbacks and building configuration?
Are the proposed zoning by-law exception standards appropriate?
Resolution of environmental issues associated with Applewood Creek.
Resolution of access issues to the site from Dixie Road.

Development Requirements
There are engineering matters including: site clean up, grading, engineering, servicing and
stormwater management that 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.
Other Information
The applicant has submitted the following information in support of the applications:









Planning Justification Report
Concept Plan
Elevations
Shadow Study
Environmental Impact Statement
Noise Study
Wind Study
Survey










Traffic Impact Study
Draft Zoning By-law Amendment
Draft Official Plan Amendment
Slope Stability Study
Urban Design Brief
Phase 1 ESA
Archaeological Assessment Letter
Low Impact Development Letter
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Date: March 22, 2019
To:

Originator’s file:
OZ 18/001 W1

Chair and Members of Planning and Development
Committee

From: Andrew Whittemore, M.U.R.P., Commissioner of
Planning and Building

Meeting date:
2019/04/15

Subject
PUBLIC MEETING INFORMATION REPORT (WARD 1)
Rezoning application to permit five detached homes fronting onto Crestview Avenue
200 South Service Road and 201 Radley Road
Owner: Dream Maker Inc.
File: OZ 18/001 W1
Bill 139

Recommendation
That the report dated March 22, 2019, from the Commissioner of Planning and Building
regarding the application by Dream Maker Inc. to permit five detached homes fronting onto
Crestview Avenue, under File OZ 18/001 W 1, 200 South Service Road and 201 Radley Road,
be received for information.

Background
The application has been deemed complete and circulated for technical comments. The
purpose of this report is to provide preliminary information on the application and to seek
comments from the community. The report consists of two parts, a high level overview of the
application and a detailed information and preliminary planning analysis (Appendix 1).
PROPOSAL
A rezoning application is required to permit five detached homes fronting onto Crestview
Avenue, between South Service Road and Radley Avenue. The applicant is proposing to
amend the zoning by-law from R1-2 (Detached Dwellings – Typical Lots - Exception) to R5Exception (Detached Dwellings – Typical Lots – Exception) to implement this development
proposal. During the ongoing review of this application, staff may recommend different land use
designations and zoning categories to implement the proposal.

4.4. - 2

Planning and Development Committee

2019/03/22

2

Originator's file: OZ 18/001 W1

Comments
The property is located south of the Queen Elizabeth Way (QEW), east of Hurontario Street at
the edge of the established Mineola Neighbourhood Character Area. The subject site is a land
assembly of two wide corner lots at 200 South Service Road and 201 Radley Road, where the
lots back onto each other and are adjacent to Crestview Avenue. The application is to create
five new lots for detached dwellings, each with individual driveways fronting onto Crestview
Avenue.
Detached homes on mature, tree lined streets situated on wide lots represent the predominate
characteristic of the broader neighbourhood. However, in the immediate vicinity there are
existing and approved townhouses and further west a range of uses including Unitarian
Congregation facilities, Queen Elizabeth Senior Public School, Ontario Provincial Police station,
and office uses along Hurontario Street. There is a noise attenuation wall along the north side
of South Service Road to address noise from the QEW.
Although Mineola is identified as a stable neighbourhood it is not intended to be static. Across
from the subject lands on Crestview Avenue there is a proposal for 20 three storey townhouses
that was approved by the Ontario Municipal Board. In addition throughout the neighbourhood
there are a number of smaller applications, which are predominately site plans for replacement
housing.
Aerial image of 200 South Service Road and 201 Radley Road

4.4. - 3

Planning and Development Committee

2019/03/22

3

Originator's file: OZ 18/001 W1

Image of existing conditions (facing southeast)

Applicant’s concept plan for the development

Applicant’s proposed elevations for the development
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LAND USE POLICIES AND REGULATIONS
The relevant policies of Mississauga Official Plan are consistent with the Provincial Policy
Statement (PPS), Growth Plan for the Golden Horseshoe (Growth Plan) and Region of Peel
Official Plan (ROP). The Greenbelt Plan and Parkway Belt Plan policies do not apply. The
proposed development is generally consistent with the PPS and conforms to the Growth Plan
and the ROP. The conformity of this proposal with the policies of Mississauga Official Plan is
under review.
Additional information and details are found in Appendix 1, Section 5.
AGENCY AND CITY DEPARTMENT COMMENTS
Agency and department comments are summarized in Appendix 1, Section 8.

Financial Impact
All fees paid by developers are strictly governed by legislation, regulation and City by-laws.
Fees are required to be paid prior to application approval, except where otherwise may be
prescribed. These include those due to the City of Mississauga as well as any other external
agency.

Conclusion
Most agency and City department comments have been received and reflect issues of a
technical nature although additional work is required to address some issues such as
stormwater management, noise attenuation and setbacks. Once the comments have been
resolved and any concerns raised by the public have been reviewed and addressed, the
Planning and Building Department will make a recommendation on this application.

Attachments
Appendix 1: Detailed Information and Preliminary Planning Analysis

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building
Prepared by: Paul Stewart, Development Planner
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Detailed Information and Preliminary Planning Analysis
Owner: Dream Maker Inc.
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1.

Site History

 The plan of subdivision was registered in 1951.
 June 20, 2007 – Zoning By-law 0225-2007 came into force.
The subject lands are zoned R1-2 (Detached Dwellings –
Typical Lots Exception Zone) which permits detached
dwellings subject to the infill exception regulations, which
require a higher performance standard than the base R1
zone.
 November 14, 2012 – Mississauga Official Plan came into
force except for those site/policies which have been
appealed. As no appeals have been filed the policies of
Mississauga Official Plan apply. The subject lands are
designated Residential Low Density I in the Mineola
Neighbourhood Character Area.

Original plan of subdivision registered March 10, 1951
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2.

Site and Neighbourhood Context

Site Information
The property is located south of the Queen Elizabeth Way
(QEW), east of Hurontario Street, and is within the Mineola
Neighbourhood Character Area. Specifically, the subject lands
are on the east side of Crestview Avenue, between South
Service Road and Radley Road.
The subject site is a land assembly of two wide corner lots, being
200 South Service Road and 201 Radley Road. Each lot has a
frontage of approximately 31 m (100 ft.) on South Service Road /
Radley Road and depths of approximately 45 m (148 ft.) for a
combined length of 90 m (295 ft.) along Crestview Avenue.
South Service Road is identified as a Major Collector and Radley

Road as a Minor Collector in the official plan. The site is
currently occupied by two single detached homes.
Property Size and Use
Frontages:
South Service Road
Radley Road
Crestview Avenue

31 m (100 ft.)
31 m (100 ft.)
90 m (295 ft.)

Depth:

31 m (100 ft.)

Gross Lot Area:

0.27 ha (0.67 ac.)

Existing Uses:

Detached Homes

Image of existing conditions facing southeast onto Crestview Ave
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Surrounding Land Uses
Detached homes on mature, tree lined streets situated on wide
lots represent the predominate characteristic of the broader
neighbourhood. However, in the immediate vicinity there are
existing and approved townhouses and further west a range of
uses including Unitarian Congregation facilities, Queen
Elizabeth Senior Public School, Ontario Provincial Police
station, and office uses along Hurontario Street. There is a
noise attenuation wall to address noise from the QEW along
the north side of South Service Road.

The surrounding land uses are:
North:

South Service Road and Queen Elizabeth Way which
includes a noise attenuation wall
East:
One storey detached homes and Cooksville Creek
South: One and two storey detached homes
West: Former commercial plaza (being demolished for
townhouses), existing two storey townhouses and a
Unitarian Congregation church/facilities

Aerial image of 200 South Service Road and 201 Radley Road
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The Neighbourhood Context
Residential lands surrounding the subject property were
developed mostly in the early 1950’s. The broader Mineola
neighbourhood is not forecast to grow significantly and is
anticipated to remain stable; however, some redevelopment is
occurring primarily along the periphery of the community or
through renovation/new construction of detached homes.

necessary technical studies have been completed to the City’s
satisfaction (application H-OZ-18/005).

Other Development
Applications

Demographics
The subject site is located along the edge of the larger Mineola
Neighbourhood Character Area. Based on the 2011 Census
this area has an existing population of 9,695 with a population
density of 18 people per hectare. By 2031 and 2041 the
population for this character area is forecast to be 10,500 and
10,700 respectively. Sixty-seven percent of the population is
of working age (15 to 64 years of age), with 17% children
(0-14 years) and 16% seniors (65 years of age or older). On
average, there are 3 persons living in a typical household, with
84% of the population living in detached homes.
Other Development Applications
Although Mineola is identified in the Official Plan as a stable
neighbourhood it is not intended to be static.
Across from the subject site, on the west side of Crestview
Avenue, a twenty unit condominium townhome project was
approved by the Ontario Municipal Board on
November 28, 2017. Currently the site is subject to the
removal of the H (holding) provision that is in place to ensure

File: H-OZ 18/005
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In addition, throughout the Mineola neighbourhood there are a
number of smaller applications which are predominately site
plans for replacement housing. For example, at the corner of
Broadmoor Avenue and Radley Road, there is a site plan
application (SPI 18-140) where it is proposed to demolish an
existing bungalow and replace it with a 2 storey detached
home.

that are approximately 700 m (2,297 ft.) walking distance
away. Miway bus service along Hurontario Street provides
connection with the Port Credit GO Station to the south and
the Cooksville GO Station and the City Centre Transit Terminal
to the north. In the future, Light Rail Transit is proposed along
Hurontario Street with stops at Mineola Road (approximately
1.5 km (0.9 mi.) walking distance away) and North Service
Road (approximately 1 km (0.62 mi.) walking distance away).

Community and Transportation Services
The area is served by a wide range of community facilities that
are located both locally and in the broader surrounding area.
Queen Elizabeth Senior Public School is located
approximately 400 m (1,312 ft.) to the west, Trillium Hospital is
located approximately 1 km (0.6 mi.) to the north, the Cawthra
Estate woodlot, Carmen Corbasson Community Centre, and
Mississauga Seniors Centre are located approximately 1.5 km
(0.9 mi.) to the east, the Mineola Public School, Port Credit
Secondary School, and Spruce Park are located between 1.1
km (0.7 mi.) and 1.3 km (0.8 mi.) to the south.
Sidewalks along South Service Road and Hurontario Street
provide pedestrian access to bus stops on Hurontario Street

This application will have minimal impact on existing services
in the community.
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3.

Project Details

The application is to revise the zone by-law to permit five detached dwellings, fronting onto Crestview Avenue with individual
driveways. The lots will be created through the consent “severance” process.
Development Proposal
Application
submitted:
Developer/
Owner:
Applicant:
Number of units:
Height:
Lot Coverage:

Received: February 9, 2018
Deemed complete: March 14, 2018
Dream Maker Inc.
(10299839 Canada Inc. & 10298786 Canada Inc.)
Glen Schnarr & Associates Inc.
5
2 storeys – 9.0 m (29.5 ft.) to highest ridge
Site 1: 22% (includes 14 m (46 ft.) MTO setback from South Service Road)
Site 2-4: 45%
Site 5: 35%
Public
18*
*Average household sizes for all units (by type) based on the 2016 Census
Required
Proposed
10 spaces 10 spaces (in double car garages)
10 spaces (on driveways)
20 spaces
 Grassed swales for stormwater management

Road Type:
Anticipated Population:
Parking:

Green Initiatives:
Supporting Studies and Plans

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

Acoustical Study
Archaeological Study
Building Elevations
Phase 1 Environmental Assessment
Planning Justification Report

●
●
●
●
●

Servicing Plan
● Functional Servicing Report
Survey
● Stormwater Management Report
Tree Preservation
● Grading Plan
Concept Plan
Draft Zoning By-law Amendment
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Concept Plan

Elevation
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4.

Land Use Policies, Regulation &
Amendments

Mississauga Official Plan
The site is designated Residential Low Density I
which permits detached dwellings.
A portion of the site (lands with cross-hatching) is
identified as containing Natural Hazards. The
limits are intended for illustrative purposes only and
discussions with the Credit Valley Conservation
Authority have confirmed that the site is outside of
the Cooksville Creek floodplain spill area.
Proposed Designation
No change is proposed.
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Mississauga Zoning By-law

Existing Zoning

Proposed Zoning

The site is currently zoned R1-2 (Detached Dwellings – Typical
Lots - Exception) which permits detached dwellings, and provides
additional regulations pertaining to infill development (e.g. height,
side yards, lot frontage). The Greenlands Overlay is applicable
for a portion of the property which requires additional approvals
from the City and Credit Valley Conservation Authority (CVC). In
this instance CVC has indicated that the property is outside the
Cooksville Creek floodplain spill and is not within their regulated
area.

The proposed zoning is R5 – Exception (Detached Dwellings –
Typical Lots - Exception) permits detached dwellings with
regulations that apply to smaller lot sizes. The proposed zoning
meets all the R5 regulations, with one exception being an
increase in the permitted lot coverage from 40% to 45% (as
proposed in the R5-Exception Zone).
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Comparison of Existing and Proposed Zoning Regulations

Zone Regulations
Permitted Uses
Minimum Lot Area
- Interior Lot
- Corner Lot
Minimum Lot Frontage
- Interior Lot
- Corner Lot
Maximum Lot Coverage

Minimum Front Yard
- Interior Lot
- Corner Lot
Minimum Exterior Side Yard
Minimum landscaped soft area in the
yard containing the driveway
Minimum Interior Side Yard
- Interior

- Corner
Minimum Combined Width Of Side
Yards: Interior lots having a lot frontage
equal to or greater than 18 m (59 ft.)
- Dwelling having more than one
storey

Existing R1-2
Zone Regulations
Detached Dwelling

Proposed R5-Exception Zone
Regulations
Detached Dwelling

750 m2 (8,073 ft2)
835 m2 (8,988 ft2)

295 m2 (3,175 ft2)
415 m2 (4,467 ft2)

30 m (98 ft.)
30 m (98 ft.)
25%

9.75 m (32 ft.)
13.5 m (44 ft.)
45%
(increased from R5 regulation of
40%)

9.0 m (29.5 ft.)
7.5 m (24.6 ft.)
7.5 m (24.6 ft.)
40% of the front yard and/or exterior
side yard

4.5 m (14.8 ft.)
4.5 m (14.8 ft.)
4.5 m (14.8 ft.)
30% of the front yard and/or exterior
side yard

1.8 m (5.9 ft.) + 0.61 m (2.0 ft.) for each
additional storey or portion thereof
above one (1) storey

1.2 m (3.9 ft.) on one side of the lot and
0.61 m (2.0 ft.) on the other side

3.0 m (9.8 ft.)

1.2 m (3.9 ft.)

27% of the lot frontage

Not Applicable
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Existing R1-2
Zone Regulations

Proposed R5-Exception Zone
Regulations

7.5 m (24.6 ft.)
3.0 m (9.8 ft.)

7.5 m (24.6 ft.)
7.5 m (24.6 ft.)

Maximum Height – Highest Ridge (lot
frontage less than 22.5 m (74 ft.))

9.0 m (29.5 ft.)

Maximum Height – Flat Roof

7.5 m (24.6 ft.)

10.7 m (35.1 ft.)
(to midpoint between
eves and ridge of sloped roof)
10.7 m (35.1 ft.)
(to highest point of a flat roof)
Not applicable
2 spaces per unit

Zone Regulations
Minimum Rear Yard
- Interior
- Corner

Maximum Height of Eaves
Minimum Parking Spaces

6.4 m (21 ft.)
2 spaces per unit

Notes:
- The provisions listed are based on information provided by the applicant, which is subject to revisions as the application is
further refined.
-

In some cases the dimensions of the proposed development are greater than minimums and/or less than maximum regulations,
including:
2
2
- minimum lot area of proposed development is 453 m as opposed to 295 m as permitted in the R5 zone
- minimum lot frontage of proposed development is 14.7 m as opposed to 9.75 m as permitted in the R5 zone
- maximum height proposed is 9.0 m as opposed to 10.7 m as permitted in the R5 zone

-

Table identifies a selection of zoning regulations; for a full list of regulations please refer to Zoning By-law 0225-2007
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5.

Summary of Applicable Policies

The policy and regulatory documents that affect this
application have been reviewed and summarized in the table
below. In the sub-sections that follow, a preliminary
assessment is provided regarding:





consistency with the Provincial Policy Statement;
conformity with the Growth Plan ;
conformity with the Region of Peel Official Plan; and
identification of relevant Mississauga Official Plan policies.

Policy
Provincial Policy Statement (PPS)
Growth Plan for the Greater Golden Horseshoe
(Growth Plan)
Greenbelt Plan
Parkway Belt Plan
Region of Peel Official Plan

Mississauga Official Plan

Zoning By-law 225-2007

The Provincial Policy Statement and the Growth Plan
evaluations assess both MOP policies (to reaffirm their
appropriateness) as well as the proposed development (to
ensure it is supportive of the Provincial policy direction).
An overview of the Region of Peel Official Plan has also been
provided as the Region approved the city’s official plan which
is the primary instrument used to evaluate applications.
Finally, relevant Mississauga Official Plan policies have been
identified that will inform the subsequent recommendation
report.

Mississauga Official Plan (MOP) Policies
The existing policies of MOP are consistent with the
PPS
The existing policies of the Growth Plan conform
with the Growth Plan
n/a
n/a
The existing policies of MOP are consistent with the
ROP
The lands are located within the Mineola
Neighbourhood Character Area and are designated
Residential Low Density I, which permits detached
dwellings. Neighbourhoods are intended to focus
on residential uses and associated services and
facilities. 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.
The lands are currently zoned R1-2 (Detached
Dwellings – Typical Lots - Exception), which permits
detached dwellings, with additional regulations
pertaining to infill development (e.g. frontage, side
yards, height, gross floor area, garage projection,
dwelling depth)

Proposal
The proposed development is generally consistent
with the PPS
The proposed development is generally in
conformity with the Growth Plan
n/a
n/a
No amendment to the Peel Official Plan or
Mississauga Official Plan is required for Regional
Approval
No change proposed to the Official Plan

The applicant is proposing a rezoning to R5Exception (Detached Dwellings – Typical Lots –
Exception) to permit 5 detached lots with a
maximum lot coverage of 45%.
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Consistency with Provincial Policy Statement 2014
The Provincial Policy Statement 2014 (PPS) is issued under
Section 3 of the Planning Act and all decisions affecting land
use planning matters "shall be consistent" with the Provincial
Policy Statement.
The following table has been prepared to demonstrate how
MOP policies are consistent with the relevant PPS policies (i.e.
"Mississauga Official Plan Policies" column). In addition, the
table provides a preliminary assessment as to how the

proposed development is consistent with PPS and MOP
policies (i.e. "OZ 18-001 W1 Consistency" column). Only key
policies relevant to the application have been included, and
the table should be considered a general summary of the
intent of the policies.
Official Plan Amendment No. 47 to MOP added and amended
policies in the Official Plan so that it is consistent with the PPS.
This amendment came into force on May 18, 2016.

Consistency with the PPS Analysis
Provincial Policy Statement (PPS)
1.0 Building Strong Healthy Communities
General Statement of Intent:
Promoting efficient land use and development
patterns are important to sustainable, liveable,
healthy, resilient communities, protecting the
environment, public health and safety and
facilitating economic growth.

Mississauga Official Plan Policies (MOP)

OZ 18/001 W1 Consistency

MOP provides for efficient land use patterns by
recognizing that development and intensification will
occur; however, the magnitude will vary in
accordance with the City’s urban hierarchy. (5.3 City
Structure).

The proposed redevelopment represents
intensification that promotes an efficient land use
pattern.

Neighbourhood Character Areas may accommodate
intensification that is sensitive to the existing and
planned character and will include appropriate
transition in use, built form, density and scale.
(5.3.5 Neighbourhoods).
1.1.1
Healthy, livable and safe communities are
sustained by:
a)
promoting efficient development and land
use patterns which sustain the financial well-being
of the Province and municipalities over the long
term;
b)
accommodating an appropriate range and
mix of residential (including second units, affordable
housing and housing for older persons),
c)
avoiding development and land use
patterns which may cause environmental or public

MOP recognizes the importance of directing growth
to appropriate locations to ensure that resources
and assets are managed in a sustainable manner
including the protection of ecological functions,
public health and safety. (5.1.3 Direct Growth)
MOP recognizes the importance of providing
suitable housing and a range of choices (7.2
Housing)
MOP encourages compact development (5.1.6

As part of the next staff report, the application will
be assessed with regard to whether the proposed
built form represents sensitive infill.

Intensification on the subject lands will help achieve
an efficient land use pattern.
The proposed development is within a residential
urban area and does not create environmental
health or public safety concerns.
However, the extent to which growth should be
accommodated on the subject site, and the built
form of the development, is subject to further review
and further analysis will be included in the next staff
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Provincial Policy Statement (PPS)
health and safety concerns;
e)
promoting cost-effective development
patterns and standards to minimize land
consumption and servicing costs;

Mississauga Official Plan Policies (MOP)
Direct Growth)

OZ 18/001 W1 Consistency
report.

1.1.3.2 Land use patterns within settlement areas
shall be based on:
a) Densities and a mix of land uses which:
1. efficiently use land and resources
2. are appropriate for and efficiently use
infrastructure and public service
facilities
3. minimize negative impacts to air
quality and climate change and
promote energy efficiency
4. support active transportation
5. are transit supportive
b) A range of uses and opportunities for
intensification and redevelopment in
accordance with criteria in 1.1.3.3

MOP policies recognize that Mississauga is at the
end of its greenfield growth phase and new growth
will be accommodated through redevelopment and
intensification (5.0 Direct Growth).

The proposed development represents
intensification.

MOP policies recognize the City’s urban system is
comprised of a Green System, City Structure and
Corridors. These policies provide for appropriate
densities and mix of land uses and range of
opportunities for intensification and redevelopment
(5.0 Direct Growth).

The appropriateness of the built form in achieving
PPS and MOP policies will be assessed in the next
staff report.

The subject lands are located within the Mineola
Neighbourhood, an element in the City’s urban
structure.
Neighbourhoods are to be stable but not static
(5.3.5 Direct Growth).

1.1.3.3 Planning authorities shall identify
appropriate locations for intensification and
redevelopment where it can be accommodated
taking into account building stock, brownfields,
availability of infrastructure and public service
facilities required to accommodate projected needs.

MOP policies, including the Urban Hierarchy,
address appropriate locations for intensification and
redevelopment.

1.1.3.4 Appropriate development standards should
facilitate intensification, redevelopment and compact
form, while mitigating risks to public health and
safety.

MOP contains policies that provide direction on
appropriate standards to facilitate intensification with
respect to issues such as transition, sun/shadow
impacts, compact urban realm and public realm
(9.0 Desirable Urban Form).

Although Neighbourhood Character Areas are not
the focus for intensification, MOP policies recognize
that this does not mean that they will remain static
or that new development must imitate previous
development patterns but be sensitive to existing
and planned character (5.3.5 Neighbourhoods).

The proposed development responds to
intensification policies. Careful attention, however,
is required to confirm appropriate scale and
transition to adjacent land uses. These issues will
be discussed in the next staff report.

The proposed development responds to
intensification policies. Careful attention, however, is
required to confirm appropriate scale and transition
to adjacent land uses. These issues will be
discussed in the next staff report.
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Provincial Policy Statement (PPS)
1.1.3.5 Planning authorities shall establish and
implement minimum targets for intensification and
redevelopment within built-up areas

1.4 Housing
1.4.1 Planning Authorities shall provide for an
appropriate range and mix of housing types and
densities that can accommodate residential growth
for a minimum of ten years through intensification,
redevelopment, and lands that are designated and
available.
1.4.3 Planning Authorities shall provide for an
appropriate range and mix of housing types and
densities that implement targets for affordable
housing, permitting all forms of residential
intensification, in accordance with 1.1.3.3, directing
new housing towards locations where appropriate
levels of infrastructure are available, promoting
densities for new housing which efficiently use land
and infrastructure, establish development standards
for residential intensification, which minimize the
cost of housing and facilitate compact form, while
maintaining appropriate levels of public health and
safety.
4.0 Implementation and Interpretation
General Statement of Intent:
Provides direction on how the Provincial Policy
Statement is to be implemented and interpreted.

Mississauga Official Plan Policies (MOP)
As the City of Mississauga is fully urbanized (with
the exception of a small amount of land along the
western border) all development represent
intensification.

OZ 18/001 W1 Consistency
Mississauga has sufficient underutilized sites to
accommodate allocated growth, with the subject
lands representing a potential opportunity for
intensification.

MOP policies state that new growth will be
accommodated through redevelopment and
intensification within developed areas (Section 5.1).

The proposed development will help achieve growth
targets, should it be determined to represent good
planning with an appropriate built form.

MOP policies state that the city will ensure there is
adequate land capacity to accommodate population
and employment growth to 2031 (5.1.2 Direct
Growth) and that forecast growth will be directed to
appropriate locations to ensure that resources and
assets are managed in a sustainable manner (5.1.3
Direct Growth).

The proposed development with its smaller lot and
dwelling sizes will help improve the range and
variety of housing in the neighbourhood, should it be
determined to represent good planning with an
appropriate built form.

MOP policy 7.2.2 Complete Communities notes that
Mississauga will provide opportunities for:
a.
The development of a range of housing
choices in terms of type, tenure and price
b.
The production of a variety of affordable
dwelling types for both the ownership and
rental markets

As outlined in this table, the policies of Mississauga
Official Plan are generally consistent with the
relevant policies of the Provincial Policy Statement.

The application to permit the development of 5
detached dwellings is supportive of a number of
PPS and MOP policies.

4.2 Decisions of the council of a municipality shall
be consistent with the Provincial Policy Statement

However, the application requires further analysis
with respect to density and built form.

4.7 The Official Plan is the most important vehicle
for implementation of the Provincial Policy
Statement

The applications will be evaluated based on all MOP
policies and reported on in a subsequent staff
report.
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Conformity with Growth Plan 2017
The Growth Plan for the Greater Golden Horseshoe (Growth
Plan) (2017) was issued under Section 7 of the Places to
Grow Act and all decisions affecting lands within this area will
conform with this Plan.

policies (i.e. "OZ 18/001 W1 Conformity" column). Only key
policies relevant to the application has been included, and that
table should be considered a general summary of the intent of
the policies.

The following table has been prepared to demonstrate how
MOP policies conform with the relevant Growth Plan policies
(i.e. "Mississauga Official Plan Policies" column). In addition,
the table provides a preliminary assessment as to how the
proposed development conforms with Growth Plan and MOP

MOP was prepared and approved in accordance with the
Growth Plan 2006. Mississauga is in the process of reviewing
MOP policies to ensure conformity with the new Growth Plan
2017. The development application has been reviewed against
Growth Plan 2017 policy direction to ensure conformity.

Conformity with the Growth Plan Analysis

Growth Plan for the Greater Golden Horseshoe
1.1 The Greater Golden Horseshoe
General Statement of Intent:
The Greater Golden Horseshoe plays an important
role in accommodating growth, however, the
magnitude of anticipated growth will present
challenges to infrastructure, congestion, sprawl,
healthy communities, climate change and healthy
environment

Mississauga Official Plan Policies (MOP)

OZ 18/001 W1 Conformity

The policies of MOP will accommodate growth
within the existing urban boundary, helping to
reduce sprawl. The policies provide a planning
framework to address the challenges of
accommodating growth.

The development application represents growth
within the existing urban boundary.

Section 4 of MOP outlines the City’s Vision, and
Guiding Principles which will help shape change
that the Growth Plan anticipates.
1.2 The Growth Plan for the Greater Golden Horseshoe
General Statement of Intent:
The Vision for Mississauga as outlined in Section 4
The Vision for the Greater Golden Horseshoe is
of MOP, is that it will be a beautiful sustainable city
that it will be a great place to live, supported by a
that protects it natural and cultural heritage
strong economy, a clean and healthy environment,
resources and its established stable
and social equity, with an extraordinary waterfront.
neighbourhoods. The City will plan for a range of
mobility options and a variety of housing and
community infrastructure to create distinct, complete
communities.

Any potential issues associated with accommodating
additional growth on the subject site will be further
evaluated based on relevant policies and guidelines.

Any potential issues associated with negative
impacts on the established stable neighbourhood
and the quality of the urban area will be further
evaluated and discussed in the subsequent staff
report.
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Growth Plan for the Greater Golden Horseshoe
1.2.1
Guiding Principles
General Statement of Intent for this Section:
The policies of this Plan are based on the following
principles:
a. Complete communities
b. Prioritize intensification
c. Provide flexibility to capitalize on new
employment opportunities
d. Support a range and mix of housing
options
e. Integrate land use planning and
investment in infrastructure
f. Provide different approaches to manage
growth that recognize diversity of
communities
g. Protect natural heritage, hydrologic,
landforms
h. Conserve and promote cultural heritage
i. Integrate climate change considerations
1.2.2
Legislative Authority
General Statement of Intent:
All decisions made on or after July 1, 2017 will
conform with this Plan
1.2.3
How to Read this Plan
General Statement of Intent for this Section:
Outlines the relationship between the Growth Plan
and other planning documents, and how to read the
plan

2. Where and How to Grow
2.1 Context
General Statement of Intent:
This Plan is about building compact and complete
communities. Better use of land and infrastructure
can be made by prioritizing intensification, building
compact and complete communities, and increasing
the modal share for transit and active
transportation.

Mississauga Official Plan Policies (MOP)

OZ 18/001 W1 Conformity

The Vision and Guiding Principles of the Growth
Plan are incorporated into MOP, including the
following:

The development applications are supportive of
many Growth Plan principles; however, the manner
in which the applications implement those principles
will be evaluated against official plan policies and
other city guidelines.

Section 5 – Direct Growth (addresses prioritizing
intensification)
Section 6 – Value the Environment (addresses
protecting natural heritage and responding to
climate change)
Section 7 – Complete Communities (addresses
housing, cultural heritage and complete
communities)
Section 8 – Creating a multi-modal City (addresses
transportation infrastructure and creating a multimodal transportation system)
Section 9 – Building a Desirable Built Form
(provides direction on how to accommodate growth
within intensification and non-intensification areas)
As illustrated through this table, MOP generally
conforms to the Growth Plan, as it pertains to the
proposed development.

As the decision on the applications will occur after
July 1, 2017, it must conform to the Growth Plan
2017.

Relevant MOP policies have been reviewed in
respect of the Growth Plan and other planning
documents.

The applications have been reviewed accordingly.

The MOP policies conform with the general intent,
as summarized in the Vision and Guiding Principle
section of the document (Section 4).

The applications are located within a built-up area of
the City and will allow for better utilization of existing
infrastructure.
It is important, however, to ensure the manner in
which this intensification occurs is planned and
designed appropriately. The applications are
subject to further analysis.
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Growth Plan for the Greater Golden Horseshoe
2.2 Policies For Where and How To Grow
2.2.1 Managing Growth
General Statement of Intent for this Section:
Growth will be primarily directed to appropriate
locations that support complete communities and
infrastructure, as directed by the upper tier
municipality.

Mississauga Official Plan Policies (MOP)

OZ 18/001 W1 Conformity

MOP includes policies, as approved by the Region,
that direct growth and intensification to appropriate
locations.

The subject site is located within a Neighbourhood
Character Area, which is not intended to be a major
focus of intensification; however, it may be
considered subject to conditions (e.g. compatibility).

MOP includes policies that speak to
appropriateness of locations for intensification
including:
• 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 policies of the
plan (5.3.5.5); and

The next step in the planning process will determine
whether the development applications are
accommodating growth in a built form that
appropriately responds to the existing and planned
character for the area.

To ensure development is appropriate for the
proposed location, MOP includes policies that
require development applications to provide
appropriate height and built form transitions
between sites and their surrounding area (9.2.1.10).
Relevant Policies:
2.2.1.2
a. Growth should be primarily directed to
settlement areas that:
i.
Are within the built boundary and have
planned municipal water and wastewater
systems and support complete
communities (2.2.1.2 a i, ii, iii)
ii.
that are in delineated built-up areas,
strategic growth areas, locations with
existing or planned transit and public
service facilities (2.2.1.2. c i, ii, iii, iv),
iii.
that is generally away from hazardous
lands (2.2.1.2. e)
b. Integrated planning to manage forecasted
growth will:
i.
Be supported by planning for infrastructure

The Mineola Neighbourhood is located within the
existing built-up area that has access to municipal
infrastructure to accommodate the proposed
development.
MOP includes policies that speak to appropriately
utilizing infrastructure, including:


10.6.8 which states that Mississauga will
maintain and establish programs for renewal of
infrastructure and utilities. In doing so,
Mississauga will ensure that the capital cost,
maintenance cost and environmental impact are
minimized. Opportunities for reusing preexisting infrastructure and utilities for new
purposes will be encouraged



10.1.11 which states infrastructure will be

The proposed development is located within an
existing urban area with access to municipal
infrastructure. The manner, however, in which the
proposed development contributes to the built form
will be subject to further evaluation.
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Growth Plan for the Greater Golden Horseshoe
and public service facilities that consider
the full life cycle cost and payment
(2.2.1.3.b)
ii.
Provide direction for an urban form that will
optimize infrastructure (2.2.1.3.c)
iii.
Support the environment (2.2.1.3.d)
iv.
Be implemented through a municipal
comprehensive review (2.2.1.3.e)
c. The Growth Plan will support the achievement
of complete communities that
i.
Features a diverse mix of land uses
ii.
Improves social equity
iii.
Provides mix of housing options
iv.
Expands convenient access to
transportation, public service facilities,
open space, healthy food options
v.
Ensures high quality compact built form,
attractive public realm, including open
spaces, through site design and urban
design
vi.
Mitigates climate change
vii.
Integrates green infrastructure
2.2.2 Delineated Built-up Areas
Statement of Intent:
The majority of growth is directed to lands within the
delineated built-up area (i.e. limits of the developed
urban area identified by the Minister of Municipal
Affairs and Housing).

2.2.6 Housing
General Statement of Intent:
A range and mix of housing is to be provided,
including affordable housing. A housing strategy
prepared by the Region is an important tool that can
be used.

Mississauga Official Plan Policies (MOP)
planned and delivered to ensure financial
viability over life cycles and meet projected
needs.

OZ 18/001 W1 Conformity

MOP includes policies that address complete
communities, including:
7.1.3 In order to create a complete community and
develop a built environment supportive of public
health, the City will: a. encourage compact, mixed
use development that reduces travel needs by
integrating residential, commercial, employment,
community, and recreational land uses; b. design
streets that facilitate alternative modes of
transportation such as public transit, cycling, and
walking; c. encourage environments that foster
incidental and recreational activity; and d.
encourage land use planning practices conducive to
good public health.

With the exception of a small portion of land along
the western boundary of Mississauga, the City is
within the delineated built-up area.

The development applications are supportive of the
Growth Plan intent to direct development within the
built-up area. However, the manner in which growth
is accommodated on the site is subject to further
review.

Mississauga Council has recently approved a
citywide affordable housing strategy that is currently
being implemented. The strategy can be accessed
at:
http://www7.mississauga.ca/documents/pb/planrepo
rts/2017/Affordable_Housing_Strategy_Appendix1&
2-Web.pdf

The proposed development represents 5 detached
lots that are smaller than the surrounding area. The
appropriateness of the built form in this location is
subject to further review.
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Relevant Policies:
a. The Region is responsible for preparing a
housing strategy (2.2.6.1)
b. Municipalities will support complete
communities by accommodating growth
forecasts, achieve minimum intensification
targets, consider a range of housing
options, and planning to diversify the
housing stock. (2.2.6.2)
5 Implementation
Statement of Intent:
Comprehensive municipal implementation is
required to implement the Growth Plan. Where a
municipality must decide on planning matters
before its official plan has been updated it must still
consider impact of decision as it relates to the
policy of the plan.

Mississauga Official Plan Policies (MOP)
MOP policies provide opportunities for a range of
housing choices in terms of type, tenure and price.

OZ 18/001 W1 Conformity
The appropriateness of the built form in this location
is subject to further review.

MOP must conform with a hierarchy of policy and
legislation at the federal, provincial, regional, and
municipal level. In particular provincial policy
initiatives provide strong direction for the growth
management and development strategies found in
MOP.

Not directly applicable, as these policies speak to
broader planning matters including: interpretation,
implementation and how to read the plan. Part 1.0 of
the Mississauga Official Plan addresses many of
these issues.

The policies of this section address implementation
matters such as: how to interpret the plan,
supplementary direction on how the Province will
implement, co-ordination of the implementation, use
of growth forecasts and targets, performance
indicators and monitoring, interpretation of
schedules and appendices.

Region of Peel Official Plan
The proposed development does not require an amendment to
MOP or the Region of Peel Official Plan. The application was
circulated to the Region and Section 8 of the report provides a
summary of their comments.
The Regional Official Plan identifies the subject lands as being
located within Peel's Urban System. General objectives, as
outlined in Section 5.3, include conserving the environment,
achieving sustainable development, establishing healthy

complete communities, achieving intensified and compact form
and mix of land uses in appropriate areas that efficiently use
land, services, infrastructure and public finances, while taking
into account the characteristics of existing communities and
services, and achieving an urban form and densities that are
pedestrian-friendly and transit supportive.
MOP, which was approved by the Region of Peel on
September 22, 2011 is the primary instrument used to
evaluate development applications.
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Relevant Mississauga Official Plan Policies
There are other policies in Mississauga Official Plan (MOP) that are also applicable in the review of this application, some of which
are found below.

Section 4
Vision

Section 5
Direct Growth

Specific Policies

General Intent

Section 4.4.3
Section 4.4.6
Section 4.4.7
Section 4.5
Section 5.1.2
Section 5.1.3
Section 5.1.4
Section 5.1.7
Section 5.1.9

Mississauga will provide the guiding principles that are to assist in implementing the
long-term land use, growth and development plan for Mississauga and sets out how the
City will achieve these guiding principles.
Mississauga will ensure that there is adequate land capacity to accommodate
population and employment growth.
Forecast growth will be directed to appropriate locations to ensure that resources and
assets are managed in a sustainable manner
Most of Mississauga’s future growth will be directed to Intensification Areas.
Mississauga will protect and conserve the character of stable residential
Neighbourhoods.

Section 5.3 & 5.3.3
Neighbourhoods

Section 5.3
5.3.5.1
5.3.5.2
5.3.5.3
5.3.5.5
5.3.5.6
Schedule 1b

New development will not exceed the capacity of existing and planned engineering
services, transit services and community infrastructure.
The City structure recognizes that various areas of the city perform different functions.
Neighbourhoods will not be the focus for intensification and should be regarded as
stable residential areas where the existing character is to be preserved.
Residential intensification within Neighbourhoods will generally occur through infilling
and the development of existing commercial sites as mixed use areas.
Where higher density uses are proposed, they should be located on sites identified by a
local area review, along Corridors or in conjunction with existing apartment sites or
commercial centres.
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.
Development will be sensitive to the existing and planned context and will include
appropriate transitions in use, built form, density and scale.
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Specific Policies

General Intent
Subject lands are within the Neighbourhood Element of the Urban System – City
Structure

Section 6
Value The Environment

6.1
6.3.51
6.3.53
6.10
Schedule 3

Noise is a common occurrence in an urban environment. Traffic and aircraft noise as
well as noise generated by various land use activities need to be managed and
mitigated in order to create a comfortable living and working environment.
Development and site alteration is generally prohibited on lands subject to flooding.
The construction of buildings or structures permitted in or adjacent to the flood plain will
be protected to the elevation of the Regulatory Flood and will not impact upstream or
downstream properties. Additional flood protection measures to be implemented relative
to individual development applications will be determined by the City and the
appropriate conservation authority.
Special attention must be given to land use compatibility and the incorporation of noise
attenuation methods.

Section 7
Complete Communities

7.1
7.1.1
7.1.10
7.2
7.2.1
7.2.2

A portion of the subject lands are identified as Natural Hazard; however limits are for
illustrative purposes and the Conservation Authority should be consulted to determine
the actual location.
Mississauga will encourage the provision of services, facilities and housing that support
the population living and working in Mississauga.
When making planning decisions, Mississauga will identify, maintain and enhance the
distinct identities of local communities by having regard for the built environment,
natural or heritage features, and culture of the area.
Mississauga will ensure that housing is provided in a manner that maximizes the use of
community infrastructure and engineering services, while meeting the housing needs
and preferences of Mississauga residents.

Section 9
Desirable Urban Form

9.1
9.1.1
9.1.3
9.1.10

Mississauga will provide opportunities for the development of a range of housing
choices in terms of type, tenure and price; and the production of a variety of affordable
dwelling types for both the ownership and rental markets;
Appropriate infill in both Intensification Areas and Non-Intensification Areas will help to
revitalize existing communities by replacing aged buildings, developing vacant or
underutilized lots and by adding to the variety of building forms and tenures. It is
important that infill “fits” within the existing urban context and minimizes undue impacts
on adjacent properties.
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General Intent
Mississauga will develop an urban form based on the urban system and the hierarchy
identified in the city structure as shown on Schedule 1: Urban System.
Infill and redevelopment within Neighbourhoods will respect the existing and planned
character.
The city vision will be supported by site development that: respects the urban hierarchy;
utilizes best sustainable practices; demonstrates context sensitivity, including the public
realm; promotes universal accessibility and public safety; and employs design
excellence.

Section 9.2.2
Desirable Urban Form NonIntensification Areas (includes
Neighbourhoods)

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. minimize overshadowing and overlook on adjacent neighbours;
e. incorporate stormwater best management practices;
f. preserve mature high quality trees and ensure replacement of the tree canopy; and
g. be designed to respect the existing scale, massing, character and grades of the
surrounding area.

Section 9
Desirable Urban Form

9.5.1
9.5.1.1
9.5.1.2
9.5.1.9
9.5.1.12
9.5.2
9.5.3

Buildings and site design will be compatible with site conditions, the surrounding context
and surrounding landscape of the existing or planned character area. Appropriate
transition should be provided and have regard for various elements including sunlight,
wind, privacy, overlook, skyviews.

Site Development

Noise will be mitigated through appropriate built form and site design. Mitigation
techniques such as fencing and berms will be discouraged.
Site design should contribute to achieving the City’s vision and the intended character
for the area and assist in achieving sustainable development objectives

Section 11
Land Use

11.2.5.3
Schedule 10

Lands designated Residential Low Density I will permit the following uses:
a. detached dwelling;
b. semi-detached dwelling; and
c. duplex dwelling.
The subject lands are identified as being designated Residential Low Density I
NOTE: Mineola Neighbourhood policies further restrict uses
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Section 16
Neighbourhood
General

Specific Policies

General Intent

16.1.1.1
16.1.2.1
16.1.2.2

For lands within a Neighbourhood, a maximum building height of four storeys will apply
unless Character Area policies specify alternative building height requirements or until
such time as alternative building heights are determined through the review of
Character Area policies.
To preserve the character of lands designated Residential Low Density I, the minimum
frontage and area of new lots created by land division or units or parcels of tied land
(POTLs) created by condominium will generally represent the greater of: a. The average
frontage and area of residential lots, units or POTLs on both sides of the same street
within 120 m (394 ft.) of the subject property. In the case of corner development lots,
units or POTLs on both streets within 120 m (394 ft.) will be considered; or b. the
requirements of the Zoning By-law.

Section 16
Neighbourhoods Mineola
Character Area Policies

Section 19
Implementation

16.18.1.1
16.18.2.1

19.4.3

Notwithstanding 16.1.2.1, where the average lot frontage or lot area of residential lots
determined pursuant to 16.1.2.1.a is less than the minimum requirements of the zoning
by-law, consideration may be given to a minor variance.
Infill housing policies require development of detached dwellings to address, amongst
other things, setbacks, grades, height, scale and character, minimizing impacts on
neighbours.
Notwithstanding the Residential Low Density I and Residential Low Density II policies of
this Plan, the Residential Low Density I and Residential Low Density II designations
permit only detached dwellings.
To provide consistent application of planning and urban design principles, all
development applications will address, a range of matters, including but not limited to:
compatibility, conformity with the policies in this Plan, sustainability, adequacy of
engineering services, community infrastructure, the multi-modal transportation systems,
suitability of the site in terms of size and shape, to accommodate the necessary on site
functions, parking, landscaping, and on site amenities; i. the relationship of the
proposed development to the street environment and its contribution to an effective and
attractive public realm; the impact of the height and form of development, in terms of
overshadowing and amenity loss, on neighbouring residential and park uses; site
specific opportunities and constraints; sustainable design strategies; and urban form
and public health.
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6.

School Accommodation
The Peel District School Board

The Dufferin-Peel Catholic District School Board





Student Yield:
1
1
1



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

Mineola Public School
Enrolment:
Capacity:
Portables:

Junior Kindergarten to Grade 8
Grade 9 to Grade 12

School Accommodation:
St. Dominic

398
429
0

Queen Elizabeth Senior
Enrolment:
Capacity:
Portables:

1
1


School Accommodation:

Student Yield:

Enrolment:
Capacity:
Portables:

327
271
5

St. Paul Secondary School
336
262
4

Enrolment:
Capacity:
Portables:

424
807
0

Port Credit Secondary School
Enrolment:
Capacity:
Portables:

1,164
1,203
0

*Note: Capacity reflects the Ministry of Education rated capacity, not the Board rated capacity, resulting in the requirement of
portables.
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7.

Community Comments

No community meetings were held. The Planning and Building Department has received one written comment to date indicating that
in order to preserve the neighbourhood the two existing lots should be permitted one house each. The city has received comment
from local residents that is opposed to the development as they wish to preserve the neighbourhood.

8.

Development Issues

The following is a summary of comments from agencies and departments regarding the application:
Agency / Comment Date

Comment

Ministry of Transportation
(June 22, 2018)
Region of Peel
(April 30, 2018)

A 14 m (50 ft.) setback will be required for all above and below grade facilities, including
required parking from the South Service Road widening area.
Regional services consist of a 150 mm (6 in.) watermain on Crestview Avenue a 150 mm
(6 in.) watermain on Radley Road and a 300 mm (12 in.) watermain on South Service
Road. There is a 250 mm (10 in.) sanitary sewer on South Service Road and a 250 mm
(10 in.) sanitary sewer on Radley Road. There is no municipal sanitary sewer on
Crestview Avenue
A full Engineering submission is required for the construction of infrastructure and a
revised Functional Servicing Report (FSR) is required.
The Region will provide curbside collection of garbage, recycling materials, household
organics and yard waste.

Dufferin-Peel Catholic District School Board (March 28,
2018) and the Peel District School Board
(April 13, 2018)

.
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 this development application.
In addition, if approved, the Peel District School Board and the Dufferin-Peel Catholic
District School Board also require that the applicant shall agree in the Servicing
Agreement to include warning clauses in all offers of purchase and sale that students
may be accommodated in temporary facilities and/or bussed outside of the
neighbourhood and that children will meet the bus on roads as identified by the Board.
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Agency / Comment Date

Comment

Credit Valley Conservation
(August 29, 2018)

Although CVC regulated mapping indicates that a portion of the subject property may be
within the floodplain spill, the Crozier floodplain Spill Analysis Memo confirms that the
subject property is not impacted by the Cooksville Creek floodplain spill and is not within
CVC’s regulated area.
The Community Services Department notes that the proposed residential development is
approximately 1500 m (4,921 ft.) from Spruce Park (P-029), zoned Open SpaceCommunity Park (OS1) which contains a community play site, a multi-pad and basketball
hoops.

City Community Services Department – Parks and
Forestry Division/Park Planning Section
(February 1, 2019)

Cash contribution will be required for street tree planting on Crestview Avenue in
accordance with current City standards. Tree removal permission is required to injure or
remove trees.
Prior to issuance of building permits for each lot or block, cash-in-lieu for park or other
public recreational purposes is required pursuant to Section 42 of the Planning Act
(R.S.O. 1990, c.P.13, as amended) and in accordance with City’s policies and By-laws.
City Community Services Department – Culture Division
(April 11, 2018)

City Community Services Department – Fire and
Emergency Services Division
(April 9, 2018)
City Transportation and Works Department
(February 15, 2019)

The property has archaeological potential due to its proximity to a watercourse or known
archaeological resource. The proponent shall carry out an archaeological assessment.
No grading or other soil disturbance shall take place on the subject property prior to the
approval authority and the Ministry of Tourism and Culture confirming that all
archaeological resource concerns have met licensing and resource conservation
requirements.
Fire has reviewed the rezoning application from an emergency response perspective and
has no concerns. Emergency response time to the site and watersupply availability are
acceptable.
The Transportation and Works Department has received drawings and reports in support
of the above noted application and the owner has been requested to provide additional
technical details and revisions in support of the application, as follows:
Grading Plan:
The grading plan is to be updated to clearly indicate the required acoustical fencing and
related berming, identify any required grading onto the adjacent lands and to clarify the
proposed “Storm Storage Chambers” as they interfere with the location of the required
acoustical fencing. Additional cross-sections are required.
Soils/GeoTech Report:
The applicant is requested to submit a Soils/Geotechnical Report identifying the proposed
Storm Storage Chambers.
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Agency / Comment Date

Comment
Noise Report:
The submitted Acoustical Report is to be revised to confirm which lots will require special
building designs due to noise impacts, as well as what barrier height is required to
achieve 59dBA.
Phase One ESA/Phase Two ESA:
The Phase One ESA report must include a clause or be accompanied by a letter signed
and sealed by the author of the report or a Principal of the Consulting Firm, which allows
the City of Mississauga to make reliance on the findings and conclusions presented in the
report. Also, a Phase 2 ESA must be submitted.
Functional Servicing Report:
The Functional Servicing & Storm Water Management Report requires clarification to
verify the function of the proposed “Storm Storage Chambers” and that the location of the
chambers will not interfere with the required acoustical fencing.
Traffic:
All plans are to be revised to show the required 20m right of way for South Service Road
as well as the required 10 m radius rounding at the intersection of Crestview Ave. and
South Service Road. All of the submitted plans are to be revised to indicate additional
information regarding all of the municipal boulevard frontages including the existing
features and the Utility poles that need to be relocated.
The above aspects are to be addressed by the applicant prior to the Recommendation
Meeting.

Other City Departments and External Agencies

The following City Departments and external agencies offered no objection to these
applications provided that all technical matters are addressed in a satisfactory manner:
Canada Post
Enbridge
Rogers Cable
Greater Toronto Airport Authority
Trans-northern Pipeline
The following City Departments and external agencies were circulated the applications
but provided no comments:
Alectra Utilities
Conseil Scolaire de District Catholique Centre-Sud
Conseil Scolaire Viamonde
Bell Canada
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Based on the comments received and the applicable
Mississauga Official Plan policies, the following matters will
have to be addressed:

9.



Section 37 community benefits (bonus zoning) is not
considered applicable for the current proposal as no official
plan amendment is required and the net increase in height and
density above existing zoning permissions does not meet the
eligibility requirements of Corporate Policy 07-03-01 – Bonus
Zoning.







Are the policies and principles of Mississauga Official Plan
maintained by this project?
Is the proposal compatible with the character of the area
given the project's land use, massing, density, setbacks,
and building configuration?
Are the proposed zoning by-law exception standards
appropriate?
Is the design of required acoustical barriers appropriate?
Provision of a satisfactory Servicing Report to determine if
there is capacity and resolution of all servicing and utility
issues, including use of Storm Storage Chambers.

Development Requirements
There are engineering matters including: grading, engineering,
servicing and stormwater management that will require the
applicant to enter into agreements with the City as part of the
land division process. Prior to any development proceeding
on-site, the City will require the submission and review of an
application for site plan approval.

Section 37 Community Benefits
(Bonus Zoning)

