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- alterations to the road and block structure south of waterway common park
- are-arrangement of building typologies

- ashifting of the cultural amenity space southward toward the water

- areconsideration of some of the waterfront park features

The revised draft Master Plan is available online at:
www.mississauga.ca/portal/residents/inspirationlakeview

The other documents which constitute the applicant's submission of a draft Development Master
Plan, namely the Height Study, Sustainability Strategy and Traffic Report have not been
updated to reflect the revised Development Master Plan.

Further details of the Development Master Plan are included in Appendix 1.

| Applicant’s rendering of the proposed development
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RESIDENTIAL DENSITY AND BUILT FORM

The revised Development Master Plan illustrates a residential count of 9,751 units which
represents a 43% increase in proposed units over the permitted number of units in the Lakeview
Waterfront policies. The Official Plan approved by Council envisioned a predominantly mid-rise
community of 5-8 storeys. The revised Plan has broadened the definition of mid-rise to include
apartment buildings from 4 to 12 storeys.

A breakdown of the statistics of density and building form can be found in Appendix 1,
Section 1.

BUILDING HEIGHTS

The maximum heights set out by the approved Official Plan are proposed to be revised. The
Cultural Waterfront has a maximum height of 8 storeys. The revised plan illustrates a number of
towers within this district. The Ogden Green district now also has a revised disbursement of
towers. The Lakeview Waterfront policies envisioned the Waterway District as being the primary
location for tall towers.

An illustration and statistical breakdown of the heights can be found in Appendix 1, Sections 3,
4 and 5.

The proposal does not conform with the Lakeview Waterfront policies with respect to height and
density and would require an Official Plan Amendment.

JOBS TO PEOPLE RATIO

Lakeview Waterfront is designated as a Major Node and accordingly the Mississauga Official
Plan policies require that development contain a mix of employment and residents with a
targeted ratio of 2:1 people to jobs. With a further increase in population, the proposal will need
to demonstrate that it is meeting the employment objectives to ensure a balanced mixed-use
community.

The proposal should further evolve to a satisfactory state before consideration is given to any
Official Plan Amendments.

GROWTH ALLOCATION

In July 2018, City Council passed MOPA 89 that established population and employment
targets for the Lakeview area and the associated building heights and densities. The Lakeview
targets were established with reference to the City-wide growth allocations and Mississauga
Official Plan urban structure. With a 2016 total population of approximately 750,000 and
employment of 477,000, the City is on pace to achieve its Official Plan 2031 targets for
population (805,000) and employment (510,000) at 2031. The population allocated in MOPA 89
for Lakeview Village is included in the 2031 targets. The Lakeview Waterfront policies approved
as part of the Official Plan in June 2018 reflects these numbers for planned growth.
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COMMUNITY ENGAGEMENT

The revised Development Master Plan was presented to the Lakeview Community Advisory
Panel (LCAP) on June 4, 2019. The Plan was presented to the broader community at a
Community Meeting on June 5, 2019.

Financial Impact
There are no financial impacts resulting from the recommendations in this report.

Conclusion

The submitted revised draft Master Plan represents an evolution of the proposal based on
Lakeview Community Partners Limited retention of a Master Plan Architect. Community
engagement is on-going and will continue to form part of the master plan process. A further
refined Development Master Plan will be required to be brought forward to Council for
endorsement.

Attachments
Appendix 1: Detailed Information and Development Master Plan Excerpts

/i {rﬂm #_.Ermﬁi' LA

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

Prepared by: David Breveglieri, Development Planner
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Detailed Information

Owner: Lakeview Community Partners Limited

Table of Contents

. Revised Draft Master Plan Density and Built Form StatistiCs....... ... 2
. Draft Master Plan - Previous vS. REVISEU.........co e 3
. Draft Master Plan — Revised vs. Previous RENAErNGS. ... ...t e e 4
. Revised Draft Master Plan - Building Heights Proposed. ... e 5

. Revised Draft Master Plan - Building Heights Breakdown. ... e 6



Appendix 1, Page 2

File: Lakeview Waterfront Development Master Plan

1. Revised Draft Master Plan Density and Built Form Statistics

The chart below illustrates a comparison between the targets contained within the Lakeview Waterfront policies, the previous

proposal and the revised proposal.

MOP - Previous Revised Proposal
Lakeview Proposal *provides breakdown with
W aterfront reclassified mid-rise and
Policies tall buildings
Total
Residential 6,800 8,004 9,751
Units
Townhomes | 159, 1,020 (| 5% 402 5% | 486 units
units units
Mid-rise 50% | 3,400 [ 66% | 5,298 | 59% | 5,771 units
(5-8 storeys) units units *categorized as
4-12 storeys
g including podiums
£ | Tall Buildings | 350, | 2,380 | 29% | 2,304 | 36% | 3,494 units
% (above 8 units units *Categorized as
@ | storeys) above 12 storeys
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2. Draft MasterPlan — Previous vs. Revised

The image is an excerpt from the revised draft Master Plan and illustrates the general revision made to the blocks, parks and building

placement.

Development Master Plan - October 2018 Evolving Master Plan

New Idea

Density is distributed along the central
north-south park, with taller buildings
[ond excellent lake views) pulled
deeper into Lokeview Village.

Previous Plan

Height is ploced primarily in the blocks
closest toand paraliel to the lake,
creating a sense of a ‘wall of buildings’.
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3. Draft MasterPlan - Revised vs. Previous Renderings

These images are excerpts from the revised draft Master Plan and the previous Master Plan and illustrate the changes in building
typology and form proposed.

Previous

Revised
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4. RevisedDraft MasterPlan - Building Heights Proposed

The image below is an excerpt from the revised draft Master Plan and illustrates the proposed heights of buildings.

LAKESHORE ROAD

4 Height (# Floors / Meters)

w3 floors or less (Om)
4 floors (12m)

I 5 - 10 floors (15- 30m)
I 11 - 15 floors [(30-45m)
I 16 -20 floors (45-60m)
m 21-30 floors (60 -90m)
N 31 - 40 floors (Q0- 120m)




5. Revised Draft MasterPlan - Building Heights Breakdown
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Below is a comparison of the height permissions included in the Lakeview Waterfront policies, the previous proposal and the revised

proposal.

MOP — Lakeview Waterfront
Height Policies

Previous Proposal

Revised Proposal

Cultural Maximum 8 storeys 15-20 storeys — 1 building 21-30 storeys — 3 buildings
W aterfront 20-25 storeys — 3 buildings | 16-20 storeys — 3 buildings
(excluding 11-15 storeys — 6 buildings
Waterway Balance is 8 storeys or 5-10 storeys — 6 buildings
District) under
Waterway A limited number of buildings 30-35 storeys — 1 building 31-40 storeys — 2 buildings
District with heights up to 25 storeys 45-49 storeys — 1 building 21-30 storeys — 2 buildings
will be permitted. Buildings
greater than 25 storeys may be | Third building is 25 storeys
considered and will require a or under
height study
Ogden Towns 2-4 storeys 16-20 storeys — 3 buildings | 31-40 storeys — 2 buildings
Green Mid-rise 5-8 storeys 20-25 storeys — 5 buildings || 21-30 storeys — 4 buildings
Taller buildings 9-15 storeys 30-35 storeys — 1 building 16-20 storeys — 1 building
11-15 storeys — 13 buildings
A limited number of taller Balance is 15 storeys or 5-10 storeys — 7 buildings
buildings from 16-25 storeys under
may be permitted subject to a
height study
Innovation Mid-rise employment buildings To be determined To be determined
Corridor encouraged

K:\..\\SO\Brev eglieri\Lakev iew Waterfront\Reports\Status Report\Appendix 1 Information Report June 24 2019 n2.docx
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corridors. The applicant is seeking Council’s approval to amend the Residential High Density -
Special Site 7, East Credit Neighbourhood policies to permit additional height and density in the
Official Plan prior to proceeding with separate rezoning and site plan applications.

During the ongoing review of this application, staff may recommend different land use policies to
implement the proposal.

Comments

The property is located at the southwest corner of Mavis Road and Father D’Souza Drive within
the East Credit Neighbourhood Character Area. The site is currently occupied by a five storey
long term care home and surface parking lot.

L AN /7 :
Aerial image of 5510 Mavis Road



Planning and Development Committee 2019/05/31 3

Originator's file: OZ 19/001 W6

H i Iy
I i
| ki
TR SN i1} SO
3 ¥ ki & & { l‘_' ! [T b 3 & 7 B i ¥ “ X -. v ] L
oo v Oy £ mihi*m’r IHMHI LI u.th‘..iﬂr bradiy “.'TIWVIM%'L N'\i‘Em&fﬁiﬁi[wﬁ?ﬂﬁ%?ﬁ vt

Applicant’s rendering of the proposed 18 storey seniors’ apartment building and
13 storey retirement home/ seniors’ apartment building

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 being reviewed for consistency with the PPS and conformity 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 7.

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

Most agency and City department comments have been received. The Planning and Building
Department will make a recommendation on this project after the public meeting has been held
and the issues have been resolved. The matters to be addressed include evaluation of the
appropriateness of the proposed height and density, and assessment of comments received

through community consultation.

Attachments
Appendix 1: Detailed Information and Preliminary Planning Analysis

/i N/]«.,, #:EWV‘T AL

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

Prepared by: Jonathan Famme, Development Planner
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Detailed Information and Preliminary Planning Analysis

Owner: Yee Hong Centre for Geriatric Care
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1.  Site History

e August 15, 2001 — Official Plan Amendment and Rezoning,
under File OZ 00/047 W6, were approved for a five storey
long term care facility with maximum of 200 beds and a six
to nine storey seniors’ apartment building with a maximum
of 212 units

e January 14, 2002 - Site Plan application for a five storey,
200 bed long term care facility approved under
File SP 01/121 W6

e June 20, 2007 — Zoning By-law 0025-2007 came into force.
The subject lands are zoned RA2-24 (Apartment Dwellings)

¢ November 14, 2012 — Mississauga Official Plan came into
force except for those site/policies which have been
appealed. As no appeals have been filed the policies of the
new Mississauga Official Plan apply. The subject lands are
designated Residential High Density, Site 7 East Credit
Neighbourhood

2.  Site and Neighbourhood Context

Site Information

The property is located at the southwest corner of Father
D’Souza Drive and Mavis Road in a residential neighbourhood
containing detached and semi-detached dwellings, and
townhomes on the east side of Mavis Road within the East
Credit Neighbourhood. A place of religious assembly is
located on the north side of Father D’Souza Drive. Heartland

Appendix 1, Page 2
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Town Centre is located two blocks to the north, north of
Matheson Boulevard West. The site is currently occupied by a
five storey seniors' long term care building and surface parking
lot.

There is bus service via route 61 on Mavis Road which
connects to the City Centre Transit Terminal.

‘

Image of existing conditions facing south
from Father D'Souza Drive

Property Size and Use

Frontages: 227.95 m (747.87 ft.)

Depth: 110.16 m (361.42 ft.)

Gross Lot Area: 2.23 ha (5.51 ac.)

Existing Uses: 5 storey long term care home




Surrounding Land Uses

Immediately north of the property, on the north side of Father
D’Souza Drive, is a place of religious assembly (St. Francis
Xavier Church) and detached dwellings. To the west and
south are semi-detached dwellings. The east side of Mavis
Road is comprised of condominium townhouse dwellings with
no direct access to Mavis Road.

The surrounding land uses are:

North:  St. Francis Xavier Church, detached dwellings
East: Semi-detached dwellings

South:  Semi-detached dwellings

West: Townhouse dwellings

LAND USE DESIGMATIONS
[] Residertial Low Density
[] Residensal Low Density 1
B Restdental Medlum Denslty
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Aerial Photo of 5510 Mavis Road
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The Neighbourhood Context

The subject property is located in the East Credit
Neighbourhood, an area that was established in the 1980s and
1990s. The surrounding neighbourhood contains a mix of
detached, semi-detached, townhouses, and retail commercial
uses including the Heartland Town Centre located 320 m
(1,050 ft.) to the north. The Yee Hong long term care facility
has been located on the lands since 2003. The facility
contains 200 beds.

Demographics

Based on the 2016 census, the existing population of this
character area is 65,920 with a median age of this area being
39 (compared to the City’s median age of 40). The percentage
of the neighbourhood population that are of working age is
72% (15 to 64 years of age), with 16% children (0-14 years)
and 12% seniors (65 years and over). By 2031 and 2041, the
population for this character area is forecasted to be 70,900
and 71,600 respectively. The average household size is 4
persons with 57 % of people living in detached homes (higher
than the City’s average of 38%). The mix of housing tenure for
the node is 15,140 units (84%) owned and 2,820 units (16%)
rented with a vacancy rate of approximately 0.8%. In addition,
the number of jobs within this CA is 5,711. Total employment
combined with the population results in a PPJ for the East
Credit NHD of 45 persons plus job per ha (18.21 ppj/ac.).



Other Development Applications

A development application is in review for the northeast corner
of Matheson Boulevard West and Terry Fox Way to permit
retail commercial uses, the existing warehouse/distribution
centres and gas recovery building under file OZ 13/003 W6
(Orlando Corporation and Stevron Holdings).

Community and Transportation Services

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

The proposed development is located 210 m (689 ft.) west of
Four Winds Hollow Park which contains a community play site,
a parking lot, soccer field and two tennis courts. Highland View
Park is located 267 m (876 ft.) to the west from the proposed
development, and contains a community play site and parking
lot. Braeben Golf Course is located 561 m (1,841 ft.) west of
the proposed development.

There is bus service via route 61 on Mavis Road which
connects to the City Centre Transit Terminal.

3. Project Details

The applicant proposes to amend the official plan designation
to permit development at a maximum floor space index (FSI)
of 2.40; a maximum height of 18 storeys; and to permit a
hospice, accessory offices, personal service establishments
and a retail store. Should the official plan amendment be
approved, the applicant will submit a rezoning application to
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permit an 18 storey senior's apartment building, 13 storey
retirement home/senior's apartment building, hospice, and
retention of the existing five storey long term care home.

Development Proposal

Application Received: January 24, 2019
submitted: Deemed complete: February 19, 2019
Developer/ Owner: Yee Hong Centre for Geriatric Care
Applicant: Barry J. Morrison & Associates Ltd.

Number of units: Not available

Existing Gross Floor | 417 667 m2 (100,166 1)

Area:

'I:’\ropf)sed Gross Floor 34 615.86 m> (372,602 ft2)
rea:

ol Gross Floor 52 282.86 m? (562,768 ft?)
rea:

Height: 5 storeys (existing)

18 and 13 storeys (proposed)

Floor Space Index: 2.40

Anticipated Population: | Not available

Parking: Not available

resident spaces
visitor spaces
Total

Supporting Studies and Plans

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

. Planning Justification Report

. Urban Design Brief

. Soil Investigation

. Phase 1 Environmental Site Assessment
. Geotechnical Investigation

. Qualitative Pedestrian Wind Assessment
. Sun/shadow Study

. Survey
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4. Land Use Policies, Regulations & Amendments

Mississauga Official Plan

Existing Designation

The site is designated Residential High Density — Site 7
(East Credit Neighbourhood) which permits apartment
dwellings and special needs housing. Site 7 states that
notwithstanding the provisions of the Residential High Density
designation, development of the property will be permitted up
to a maximum floor space index (FSI) of 1.75. The
Neighbourhood Character Area policies permit a maximum
height of 4 stories.

Proposed Designation

Residential High Density — Special Site 7, as amended
(East Credit Neighbourhood) to permit development at a
maximum floor space index (FSI) of 2.40, a maximum height of
18 storeys, provided that any portion of the development above
13 storeys shall consist of one single building with a maximum
floor plate of 750 m? (8,073 ft?) and be positioned on the
northeast corner of the site, and permit a hospice, accessory
offices, personal service establishments and a retail store.

PART OF SCHEDULE 10 LAND USE DESIGNATIONS
ISSISSAUGA OFFICIAL PLAN
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. . . Residentlal Low Denstty | Airport - ‘gg;"”{g%‘zfé‘g tours B Malor Node SUBJECT
recommend a more appropriate designation to reflect the | | memom D i . EIERE
. . [ Resldential Medlum Density Il Publlc Open Space - A:‘&:m N°";‘P°'°°5 [ Neighbourhood

proposed development in the Recommendation Report. 5 vy s 2 (A = crurcn

B Mixed ”.“ ) £ Greenlanas I Civic Centre (Clty Hal) = 5:::7:20:;,

o o ——— & S Y

&  Public School

[ office Special Waterfront lic School
3 Business Employment ooy Partlal Approval Area H  Hospital
B industrial @ Community Faclllties










































































































































































































































































































	Planning and Development Committee Agenda - June 24, 2019 @ 6:30PM
	Item 4.1. - STATUS REPORT (Ward 1)

Lakeview Waterfront Draft Master Plan

Owner: Lakeview Community Partners Limited

File: Lakeveiw Waterfront Development Master Plan


	Item 4.2. - PUBLIC MEETING INFORMATION REPORT (WARD 6)

Applications to permit an 18 storey senior's apartment building, 13 storey retirement home/senior's apartment building, hospice, and the retention of the existing 5 storey long term care home

5510 Mavis Road, southwest corner of Mavis Road and Father D'Souza Drive

Owner: Yee Hong Centre for Geriatric Care

File: OZ 19/001 W6


	Item 4.3. - PUBLIC MEETING INFORMATION REPORT (WARD 6)

Applications to permit motor vehicle body repair facility, motor vehicle repair facility, motor vehicle sales, leasing and/or rental facility, contractor service shop and contractor's yard uses within and outside existing buildings and regularize the existing buildings on the land

473 and 505 Hensall Circle

North side of Hensall Drive and north of Dundas Street East

Owner: Canadian Pacific Railway

File: OZ 18/015 W7 


	Item 4.4. - PUBLIC MEETING INFORMATION REPORT (WARD 6)

Applications to permit motor vehicle body repair facility, motor vehicle repair facility, motor vehicle sales, leasing and/or rental facility, contractor service shop and contractor's yard uses within and outside existing buildings and regularize the existing buildings on the land

473 and 505 Hensall Circle

North side of Hensall Drive and north of Dundas Street East

Owner: Canadian Pacific Railway

File: OZ 18/015 W7 



