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PUBLIC MEETING STAT EMENT: ih accordancewith the Ontario Planning Act, if you do not
make a verbal submissiontothe 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 — 6" 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

Approval of Minutes of July 29, 2019

4. MATTERS TO BE CONSIDERED

41. RECOMMENDATION REPORT (Ward 1)
Sign Variance Application to permit Eight (8) projecting banner signs located on the
second storey of the building and Thirteen (13) fascia signs installed on the second
storey of the building - 507 Lakeshore Road East
Applicant: Trinity Development Group
File: SGNBLD 19-6766 VAR (W1)

4.2. RECOMMENDATION REPORT (WARD 5)
Sign Variance Application to permit one billboard sign with a changing copy sign face
6650 Hurontario Street
Owner: Hansa Haus German Canadian Club
File: SGNBLD 18-4493 (W5)

4.3. Draft Provincial Policy Statement 2019

4.4. PUBLIC MEETING INFORMATION REPORT (WARD 4)
Application to revise the zoning to permit reduced parking requirements and broadened
shared parking permissions for the subject lands
2,97, 100, and 101 City Centre Drive, 25-155 Square One Drive, 30-309 Rathburn
Road West, and 4220 Living Arts Drive
Southwest of Centre View Drive and Hurontario Street
Owner: OMERS Realty Management Corporation
File: OZ 19/005 (W4)
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4.5.

4.6.

4.7.

4.8.

PUBLIC MEETING INFORMATION REPORT (WARD 8)

Applications to permita two storey detached dwelling, 37 three storey street townhouses
in seven blocks and an extension to Thorny-Brae Place

1745, 1765 and 1775 Thorny-Brae Place, southeast corner of Mississauga Road and
Eglinton Avenue West

Owner: 2462357 Ontario Inc.

Files: T-M17006 W8 and OZ17/018 W8

PUBLIC MEETING INFORMATION REPORT (WARD 5)

Applications to permita 16 storey and 25 storey residential apartment buildings with a 6
storey podium that will include retail and service commercial uses on the ground floor
60 Bristol Road East, southeast corner of Hurontario Street and Bristol Road East
Owner: 151516 Canada Inc. (RioCan)

File: OZ19/04 W5

RECOMMENDATION REPORT (WARD 1)

Official Plan amendment and rezoning applications to permit a nine storey condominium
apartment building with 35 units and one level of underground parking

55 Port Street East, south side of Port Street East, east of Helene Street South

Owner: Brown Maple Investments Ltd.

File: OZ18/007 W1

Bill 139

RECOMMENDATION REPORT (WARD 6)

Official plan amendment application to permit an 18 storey seniors' apartment building,
13 storey retirement home/seniors' 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: OZ19/001 W6

Bill 139

ADJOURNMENT
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MISSISSAUGa

Date: 2019/08/23

To: Chair and Members of Planning and Development
Committee

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

Originator’s file:
SGNBLD 19-6766 VAR
(W1)

Meeting date:
2019/09/16

Subject
RECOMMENDATION REPORT (WARD 1)

Sign Variance Application to permit eight (8) projecting banner signs to be located on the
second storey of the building and thirteen (13) fascia signs to be installed on the second

storey of the building

507 Lakeshore Road East

Applicant: Trinity Development Group Inc.
File: SGNBLD 19-6766 VAR (W1)

Recommendation

1. That the report dated August 23, 2019 from the Commissioner of Planning and Building
regarding variances to the Sign By-law under File SGNBLD 19-6766 VAR (W1), Trinity
Development Group Inc., 507 Lakeshore Road East be received for information.

2. That the request to permit six (6) second storey Fascia Signs shown as Nos. 8, 9, 10, 11,

12 and 13 facing the interior court and parking area be approved.

3. That the request to permit eight (8) second storey Projecting Banner/Flag Signs shown as

Nos. 1, 2, 3, 4, 5, 6, 7, 8 be refused.

4. That the request to permit a total of seven (7) second storey Fascia Signs shown as Nos. 1,
2,3, 4,5, 6, 7 on the building elevations facing Lakeshore Road East and Enola Avenue be

refused.
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Originator's file: SGNBLD 19-6766 VAR (W1)

Background

The applicant has requested a variance to the Sign By-law to permit eight (8) Projecting
Banner/Flag signs located on the second storey of the building and thirteen (13) Fascia signs
installed on the second storey of the building (Appendix 1). Planning and Building Department
staff do not support the variance as proposed. In accordance with Resolution 0020-2015,
applications for sign variances that are refused by staff may be appealed by applicants to the
Planning and Development Committee for further consideration.

The purpose of this report is to provide the information regarding the application and the
rationale for the recommendations.

Comments

Site Location

The site is located on the north side of Lakeshore Road East, between Enola Avenue and the
Cooksville Creek. The building has two storeys, with multiple commercial uses located on the
first and second storeys.

Aerial Image of Subject Property
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Originator's file: SGNBLD 19-6766 VAR(W1)

Proposal

The applicant has requested variances to the Sign By-law to permit eight (8) projecting
Banner/Flag signs to be located on the second storey of the building and thirteen (13) Fascia
Signs to be installed on the second storey of the building (Appendix 4).

Sign By-Law and Policy Framework

The property is located within the Lakeview Special Sign District as defined in the Sign By-Law
and within the "Core" of the Lakeshore Corridor Precinct as defined in the Lakeview Area Plan
of Mississauga Official Plan.

The Lakeshore Corridor Precinct as defined in Mississauga Official Plan is intended to be the
primary area for street related commercial development with a mixture of uses and pedestrian
oriented built form that creates an attractive public realm and reinforces a main street character
and scale for the corridor.

Signs in the Lakeview Special Sign District should not form a dominant feature of the character
of the Lakeview Corridor, and they should be designed and located in a manner that reflects the
scale and character of a pedestrian oriented main street. Second storey fascia signs are not
permitted in the Lakeview Special Sign District because the cumulative impact of second storey
fascia signs will significantly alter the scale and character of the street as defined in the urban
design vision. Although second storey fascia signs are not permitted, the Sign By-Law permits
other types of signs to advertise businesses located on the second storey such as projecting
signs with a maximum sign area of 0.8 m? (8.6 ft*) each. Projecting signs when properly
designed not only provide adequate advertising, but can also enhance and reinforce the
pedestrian quality, character and scale of the main street in a manner that supports the urban
design vision for the corridor
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Originator's file: SGNBLD 19-6766 VAR (W1)
i

Image of Existing Conditions

Analysis

The applicant is requesting variances to permit two different types of signs on the second storey
of the building namely:

i) Projecting/Banner/Flag Signs
ii) Fascia signs

Projecting /Banner/Flag Sign Numbers 1, 2, 3,4, 5,6, 7, 8

Projecting/ Banner/ Flag Sign Numbers 1, 2, 3, 4, 5, 6, 7, 8 on the second storey of the building
as shown on the Site Plan and Elevations, Drawing No. A1 and A4 in Appendices 2 and 3
respectively, project about 1.2 m (3.9 ft.) from the building elevations facing the streets and well
beyond the recommended maximum projection of 0.6 m (2 ft.). With the proposed height of
each of these signs at over 4 m (13 ft.), the total area of each sign (4 m x 1.2 m) exceeds 4.8 m?
(51.6 ft°) and that is significantly above the maximum permitted area of 0.8 m? (8.6 ft*) for
projecting signs. The resulting scale of the signs is far beyond what is anticipated in the urban
design vision for the character of the street.
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Originator's file: SGNBLD 19-6766 VAR(W1)

Fascia sign Numbers 1, 2, 3, 4, 5, 6, 7 on the building elevations facing Lakeshore Road
East and Enola Avenue

The cumulative impact of second storey fascia signs facing the street will alter the scale and
character of the streets in a manner that is inconsistent with the urban design vision for the
character area as described in Mississauga Official Plan. Staff do not support the sign variance
for Fascia Sign Numbers 1, 2, 3, 4, 5, 6, 7 on the south and west building elevations facing
Lakeshore Road Eastand Enola Avenue respectively.

Planning and Building Staff provided the applicant with an alternative solution showing
projecting signs on the second storey of the building as well as examples of different styles of
projecting blade signs that have been used successfully at different locations to enhance and
reinforce the pedestrian character of a street.

In order to reduce the impact of second storey fascia signs on the character of the street, the
applicant’s proposal for second storey fascia signs relies on the use of a particular colour and
style of lettering. It also relies on removing and prohibiting all existing and future window signs
currently permitted in the Sign By-Law. However, none of these are enforceable because the
Sign By-Law does not control the colour or style of lettering associated with any type of fascia
sign. The Sign By-Law also does not provide the authority for any existing rights contained
there-in to be rescinded.

Fascia Sign Numbers 8, 9, 10, 11, 12, 13 on the building elevations facing the interior
court and parking area

Fascia Sign Numbers 8, 9, 10, 11, 12, 13 as shown on the Site Plan, Drawing No. A1 (Appendix
3), and proposed as individual channel letters on the second storey of the building elevations
facing the interior court and parking area are acceptable. These signs will not be visible from
Lakeshore Road Eastand Enola Avenue. They will therefore not impact the scale of the streets
or the urban design vision for the character area as described in Mississauga Official Plan. We
recommend approval of the sign variance for fascia Sign Numbers 8, 9, 10, 11, 12, and 13 only.

The applicant has requested that the matter be given consideration by Planning and
Development Committee.

Financial Impact
The recommendation contained herein does not have any financial impact to the City of
Mississauga.

Conclusion

Staff have reviewed the sign variance application as submitted. The requested variance to
permit eight (8) Projecting/ Banner/Flag signs located on the second storey of the building
cannot be supported.
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Originator's file: SGNBLD 19-6766 VAR(W1)

From the requested variance to permit thirteen (13) second storey Fascia Signs, staff cannot
support seven (7) of the second storey Fascia Signs namely, Fascia Sign Numbers 1, 2, 3, 4, 5,
6, 7 only on the south and west building elevations facing Lakeshore Road Eastand Enola
Avenue respectively, as shown on Drawing No. A1 Site Plan (Appendix 3) and Drawing No. A4
Elevations (Appendix 2).

From the requested variance to permit thirteen (13) second storey Fascia Signs, staff support
six (6) of the second storey Fascia Signs namely, Fascia Sign Numbers 8, 9, 10, 11, 12, 13 as
shown on the Site Plan, Drawing No. A1 (Appendix 3), facing the interior court and parking area.

Attachments

Appendix 1: Sign Variance Letter

Appendix 2: SGNBLD 19-6766 Elevations

Appendix 3: SGNBLD 19-6766 Site Plan

Appendix 4: SGNBLD 19-6766 Applicant’s Proposal
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Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building

Prepared by: Erinma Chibututu, Urban Designer
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Date: 2019/08/23 Originator’s file:
SGNBLD 18-4493 VAR
To:  Chair and Members of Planning and Development (W5)
Committee

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

Planning and Building g/l(t)a%i/ra%/?gte:

Subject

RECOMMENDATION REPORT (WARD 5)

Sign Variance Application to permit one billboard sign with a changing copy sign face
6650 Hurontario Street

Applicant: Pattison Outdoor Advertising

Owner: Hansa Haus German Canadian Club
File: SGNBLD 18-4493 VAR (WS5)

Recommendation

1. That the report dated August 23, 2019 from the Commissioner of Planning and Building
regarding variances to the Sign By-law to permit one billboard sign with a changing copy
sign face, under File SGNBLD 18-4493 VAR (W5), Pattison Outdoor Advertising,
6650 Hurontario Street be received for information.

2. That the request to permit one billboard sign with a changing copy sign face be refused.

Background

The applicant has requested a variance to the Sign By-law to permit one billboard sign with a
changing copy face (Appendix 1). Planning and Building Department staff do not support the
variance as proposed. In accordance with Resolution 0020-2015, applications for sign variances
that are refused by staff may be appealed by applicants to the Planning and Development
Committee for further consideration.

In addition, in accordance with Recommendation PDC-0065-2017 all proposed billboard signs
with electronic changing copy (electronic billboard signs) are to be reviewed in accordance with
the Guidelines for the review of Sign Variance Applications for Billboard Signs with Electronic
Changing Copy and brought to Planning and Development Committee for consideration.

The purpose of this report is to provide the information regarding the application and the
rationale for not supporting the sign variance.



Planning and Development Committee 2019/08/23 2

Originator's file: SGNBLD 18-4493 VAR (W5)
Comments
Site Location

The site is located on the west side of Hurontario Street, between Skyway Drive to the north and
Courtneypark Drive West to the south. It lies within the Gateway Corporate Centre as defined in
Mississauga Official Plan, at the southwest corner of Hurontario Street and the future Hansa
Haus Drive. Hansa Haus Drive is a future public road on the west side of Hurontario Street,
opposite Ambassador Drive, and for which construction is scheduled to begin within one year.
The property is located within the "urban corridor" of Hurontario Street as identified in the
Special Site 4 policies of the Gateway Corporate Centre in Mississauga Official Plan. According

to the Special Site 4 policies, signage in this area is to be "limited in scale and integrated with

architecture".

—

—_—

—
—
=
—
=
—

=

Aerial Image of Subject Property

History

In 2002, a sign permit was issued for a double sided static billboard sign, 4.3 m x 14.6 m
(14 ft. x 48 ft.) at 6654 Hurontario Street which is immediately west of the subject property.
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Originator's file: SGNBLD 18-4493 VAR (W5)

Although the sign permit was issued for 6654 Hurontario Street, mapping records indicate that a
billboard sign was installed within the northern limits of the subject property at 6650 Hurontario
Street. This sign was removed between October 2016 and July 2017 because it was interfering
with the public Right Of Way for the future Hansa Haus Drive. To date, there have been no sign
permits issued for 6650 Hurontario Street.

In addition, a ground sign was installed on the subject property without a sign permit. The illegal
ground sign remains to date, without a sign permit.

In November 2017, Council endorsed a report recommending that applications for electronic
billboards be reviewed on an individual basis through the sign variance process. In addition,
guidelines to evaluate sign variance applications for electronic billboard signs were approved.
The Guidelines include, but are not limited to, areas in the City at which such sign variance
applications will be considered, minimum distances of electronic billboard signs from
intersections, driver decision points and residential zones.

6650 Hurontario Street is designated under Parts IV and V of the Ontario Heritage Act. Heritage
Planning has issued a Clearance Letter, confirming that they have no heritage related concerns
with regard to the sign variance application.

Proposal

Pattison Outdoor Advertising has requested a variance to the Sign By-law to permit one
billboard sign 3.04 m (10 ft.) x 10.7 m (35 ft.) = 32.52 m? (350 ft?), with an electronic changing
copy face, to display both third party and first party signs. The applicant has confirmed that the
existing illegal ground sign on the property will be removed.

Image of Existing Conditions
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Originator's file: SGNBLD 18-4493 VAR (WS5)

Analysis

Staff have reviewed the sign variance application and it does not meet some of the criteria listed
in the Council approved document entitled, Guidelines for the Review of Billboard Signs with
Electronic Changing Copy, in the following areas:

e Maximum sign face area of 20 m?(215.2 ft?) whereas 32.52 m? (350 ft?) is proposed

e Where the speed limit is less than 80 km/h, an electronic billboard sign shall not be erected
within 120 m (393.7 ft.) of an intersection whereas the electronic billboard sign is proposed
within 30 m (98.4 ft.) of the intersection and traffic lights

e  Minimum distance of 250 m (820.2 ft.) from a billboard sign on the same side of the street
whereas, minimum distance of 182 m (597.1 ft.) is proposed from the billboard sign at
6710 Hurontario Street

The proposed electronic billboard sign is more than 60% larger than the maximum sign face
area recommended in the Guidelines. The proposed location at 30 m (98.4 ft.) away from the
signalized intersection is a quarter of the recommended minimum distance of 120 m (393.7 ft.).

The Hurontario Corridor is the City’s primary Intensification and Transit Corridor. This is
demonstrated by the anticipated significant investment in Light Rail Transit and the elements
that support the vision expressed in the Hurontario/Main Street Corridor Master Plan for an
urban, vibrant and pedestrian friendly multi-modal street. The overall impact of limiting the
maximum sign face area of electronic billboard signs to 20 m?(215.2 t?), maintaining a
minimum distance of 250 m (820.2 ft.) between billboard signs on the same side of the street
and maintaining a minimum distance of 120 m (393.7 ft.) to important driver decision points
supports this vision. It contributes to an orderly street where the scale of each element is
carefully designed to achieve the overall vision in a manner that promotes traffic safety, and
gives drivers sufficient time and distance to anticipate important decision points especially
relative to potentially distracting elements such as electronic billboard signs. Planning and
Building Department staff do not support the sign variance application.

The applicant has requested that the matter be considered by Planning and Development
Committee.

Financial Impact
The recommendation contained herein does not have any financial impact to the City of
Mississauga.

Conclusion

The requested variances to permit a billboard sign with electronic changing copy should be
refused. The sign does not meet some of the Guidelines for the review of Sign Variance
Applications for Billboard Signs with Electronic Changing Copy.
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Originator's file: SGNBLD 18-4493 VAR (WS5)

Attachments
Appendix 1: SGNBLD 18-4493 W3 Letter of Rationale

Appendix 2: SGNBLD 18-4493 Urban Design Impact Assessment
Appendix 3: SGNBLD 18-4493 Heritage Clearance Letter
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Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building

Prepared by: Erinma Chibututu, Urban Designer






























December 4, 2018

Appendix 2, Page 1

City of Mississauga

Planning and Building Department,
Development and Design

300 City Centre Drive

Mississauga ON, L5B 3C1

Att: Michael J. Karowich
Urban Designer

RE: Urban Design Impact Study- Sign Variance 6650 Hurontario Street

Michael J. Karowich:

The following submission is our Design Impact Assessment Study as it pertains to our sign variance
submission for the property known as 6650 Hurontario Street in Mississauga Ontario.

BACKGROUND:

The subject property known as “Hansa House”, (Hansa German Canadian Club) is located on the west
side of Hurontario Street, north of Courtney Park Drive West. Access to the facility is to the rear of the
property via Ambassador Drive. Located at the front of the property is Hansa House, designated under the
Ontario Heritage Act. To the left or north of the house is an existing ground sign, which advertises and
promotes activities undertaken at Hansa House. To the rear of the property is the German Hansa Club
building which is fully operational.

Our proposal is to erect one (1) new single sided third party ground billboard containing electronic
changing copy on the property. The dimensions of the proposed sign face will be 10 feet by 35 feet with
an overall height of 25 feet. The ground billboard sign will be a single face structure aimed at taking in
vehicular traffic travelling southbound along Hurontario Street. At the same time as part of the
application, the existing ground sign located to the north of Hansa House will be removed, leaving only
the proposed sign to occupy the premises. In addressing Mississauga Heritage and their preliminary
concerns; the proposed billboard has been reduced in size, and will be setback in such a manner that the
visibility of Hansa House will not be obstructed from street level.

URBAN DESIGN IMPACT STUDY ANALYSIS:

The following assessment of our application will be completed in conjunction with the document
entitled, “Guidelines for the Review of Sign Variance Applications for Billboard Signs with Electronic
Changing Copy” which City Council at its meeting of November 22, 2017 adopted said guidelines.
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Date: 2019/08/23 Originator’s files:
LA.07.PRO
To: Chair and Members of Planning and Development
Committee
From: Andrew Whittemore, M.U.R.P., Commissioner of Meeting date:
Planning and Building 2019/09/16
Subject

Draft Provincial Policy Statement 2019

Recommendation
1. That the report titled “Draft Provincial Policy Statement 2019” from the Commissioner of
Planning and Building, dated August 23, 2019, be received for information.

2. That Council endorse positions and comments contained in this report and Appendix 1.

3. That the City Clerk forward the report to the Ministry of Municipal Affairs and Housing.
Report Highlights

e The Ministry of Municipal Affairs and Housing is undertaking a review of the Provincial
Policy Statement (PPS) for planning matters. This report highlights the major changes
proposed and provides draft comments to the Province for Council’'s consideration.

¢ Key changes proposed to the PPS address housing options (with an emphasis on market-
based housing), urban expansions, employment areas, Indigenous engagement, the
environment and heritage.

e The proposed PPS updates reinforce policy directions set out in Bill 108 and the updated
A Place to Grow. Growth Plan for the Greater Golden Horseshoe, 2019 (the Growth Plan)
that aim to increase the housing supply.

Background

In July 2019, the Province released draft policies of PPS and requested comments by October
21, 2019. Comments on these changes are included in this report and in Appendix 1.
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Originators files: LA.07.PRO

The PPS provides planning policy direction on matters of provincial interest. Any council
decision on a planning matter, including development applications, must be consistent with the
PPS. The PPS s also a policy document considered at Local Planning Appeal Tribunal
hearings.

The proposed PPS changes work together with other recent changes to the land use planning
system — including changes to the Planning Act through Bill 108, More Homes, More Choice
Act, 2019 (partially proclaimed) and the Growth Plan. The primary intent of the changes is to
increase the supply of housing.

Comments

HOUSING

The draft PPS proposes several policy changes intended to address housing challenges across
Ontario, including:

¢ A new focus on a market-based range and mix of housing types and market-based
considerations for where growth should occur (intensification or new settlement areas)
(policy 1.1.1 and 1.4.3).

e Housing options has been introduced as a new term which means: “a range of housing
types such as, but not limited to single-detached, semi-detached, rowhouses,
townhouses, stacked townhouses, multiplexes, additional residential units, tiny homes,
multi-residential buildings and uses such as, but not limited to life lease housing, co-
ownership housing, co-operative housing, community land trusts, affordable housing,
housing for people with special needs, and housing related to employment, institutional
or educational uses” (policy 1.1.3.3, 1.4.3, and 1.7.1).

¢ Aligning housing targets with housing and homelessness plans (policy 1.4.3 (a)).

¢ Requiring transit-supportive development and prioritizing intensification including
potential air rights development in proximity to transit (policy 1.4.3 (e)).

e New policy that requires planning authorities to streamline, fast-track and reduce time
needed to process priority applications (policy 4.7).

Staff support provincial aims to create more housing, a greater mix of housing and efforts to
make home ownership and renting more affordable. However, it is not clear on what is meant by
“market”, and what data would be used to identify market needs. This PPS language seems to
run counter to policies in the Growth Plan intended to shift the market to more dense forms of
housing.

The proposed PPS also includes a new term housing options (replacing housing types), which
encourages a broader range of housing types and tenures. Staff recognize the importance of
encouraging an innovative range of housing and are exploring gentle forms of infill and other
housing options as part of the City’'s Housing Strategy Action Plan. Staff would encourage the
Province to add detailed policies in the Planning Act so that municipalities have more legislative



Planning and Development Committee 2019/08/23 3

Originators files: LA.07.PRO

tools to increase the supply of affordable units, rental and co-op housing, and dwellings for
people with special needs.

Staff support greater alignment between housing targets and actual housing being built. The
City has already aligned its targets with Regional targets and is looking for the Province to go
further and provide municipalities with an expanded set of tools to create affordable housing.
Additional tools could include simplified inclusionary zoning city-wide, conditional zoning and
provincial tax incentives.

New policies supporting transit oriented development are aligned with City priorities as we are
working to advance the planning for major transit station areas. However, clarification is
required regarding the intent and use of air rights. Air rights involve planning permissions above
existing buildings or infrastructure, such as a rail corridor. In some jurisdictions, unused air
rights can sometimes be purchased and transferred between adjacent sites (e.g. a
condominium developer may purchase the air rights above a place of worship). Air rights have
not been an issue in Mississauga in the past. It is recommended the Province release more
guidance on how to plan for air rights including: transfer of air rights; application processes for
air rights; and implementation of air rights over long term. Overall, air rights can be workable as
long as they are regulated in a way that does not drive property speculation, and proposed
development aligns with policy direction contained in the Official Plan.

The proposed policy changes also require planning authorities to streamline, fast track and
reduce timelines to process priority applications. Further fast tracking is not required given the
already reduced timelines introduced through Bill 108. Further, the City, through its development
liaison and planners, work with applicants and commenting agencies to resolve issues as
expeditiously as possible.

URBAN SETTLEMENT EXPANSIONS

The draft PPS proposes several amendments to urban settlement area expansions including:
e Changes to the maximum planning horizon for developable land, infrastructure, public
service facilities and employment areas from 20 years to 25 years (policy 1.1.2 and

1.3.2.7).

e Extending the minimum number of years required to maintain the ability to accommodate
residential growth from 10 years to 12 years (policy 1.4.1(a)).

e Upper- and single-tiers may choose to provide 5 years supply of serviced land within
regional market areas (policy 1.4.1).

e Allowing less detailed agricultural assessments for smaller or less complex settlement
expansions (policy 1.1.3.8 (e)).

e Allowing potential settlement boundary expansions outside of a Municipal
Comprehensive Review, provided there is no net increase to the municipal-wide
settlement area (policy 1.1.3.9).
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Originators files: LA.07.PRO

e Requirement to consider market demand in existing growth areas when contemplating
settlement area boundary expansions (policy 1.1.3.8).

Mississauga has the capacity to absorb a significant amount of growth and development that
would optimize existing infrastructure and services. The proposed policy changes are similar to
prior amendments to the Growth Plan that allow more low density greenfield development to
occur. The proposed urban settlement policies are not expected to impact Mississauga directly,
however they could impact future growth allocations. Initial discussions with Regional Staff
indicate they are not planning on adjusting their current Municipal Comprehensive Review
process to a 25 year horizon.

EMPLOYMENT

The draft PPS proposes several policy changes relating to employment planning and
employment area protections, including:
¢ A new policy that permits the development of sensitive land uses adjacent to existing or
planned industrial, manufacturing or other uses when no reasonable alternative locations
are available (policy 1.2.6.2).
¢ A new policy that allows for non-provincially and/or regionally significant employment
areas to be converted to non-employment uses prior to a Municipal Comprehensive
Review (policy 1.3.2.5).

The proposed policies may reduce employment area protections.

The proposed changes could result in residential development encroaching on the City’s
employment areas. Specifically, new policy proposes the development of sensitive land uses
adjacent to existing or planned industrial uses where no alternative exists. The Province needs
to clarify what an assessment of an alternative location would entail, and how the City would
determine if this requirement has been met.

The proposed PPS policies, in conjunction with the amended Growth Plan, expand the role of
the Province in the planning of employment areas. The Province has identified provincially
significant employment zones where land-use use conversions are not permitted. However, the
PPS will enable the conversion of non-provincially or regionally significant employment areas
outside of a Municipal Comprehensive Review. The proposed changes will only affect a small
land area of Mississauga. After accounting for natural areas and roads, approximately 97% of
Mississauga’s employment areas are identified as provincially significant and therefore only 3%
of the City’s employment area land base could be subject to increased conversion pressure.
Please see Appendix 2 for a map of the City’s provincially significant employment zones,
relative to its employment areas.

INDIGENOUS ENGAGEMENT
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The draft PPS proposes that planning authorities shall engage with Indigenous communities
and consider their interests:
e When identifying, protecting and managing cultural heritage and archaeological
resources (policy 2.6.5).
¢ When coordinating on land use planning matters (policy 1.2.2).

The proposed updates strengthen the language for Indigenous engagement. The proposed
policies align to Mississauga’s ongoing engagement with Indigenous communities on land use
planning, cultural heritage and archaeological matters.

ENVIRONMENT, ENERGY, NATURAL AND CULTURAL HERITAGE

The draft PPS proposes several policy changes relating to the environment, energy, natural and
cultural heritage, including:
e The word climate change has been replaced with impact of changing climate through the
PPS.
¢ A new policy allows for the management of non-significant wetlands (policy 2.1.10).
¢ Removal of language related to opportunities for renewable and alternative energy
systems throughout the PPS (policy 1.6.11.2, 1.7.1(j), and 1.8.1).
e A new policy that proposes excess soil be re-used on-site where feasible (policy 3.2.3).
e Changes to definitions related to cultural heritage and archeology.

Staff request that the Province maintain strong language to support environmental protection
and respond to climate change throughout the PPS. The proposed policy changes in some
areas of environmental management have a greater focus on mitigation though this is not
expected to impact Staff’s review of studies and development applications. Staff support
proposed policies on wetlands and the promotion of on-site soil re-use.

Municipalities look to the Province for leadership in the promotion of clean and renewable
energy sources. The PPS should retain and integrate previous language that encourages
alternative energy systems.

The proposed PPS policy changes impact provincially applied heritage protections, and will
work with the significant changes proposed as part of Bill 108. Until the regulations are
released, it is not possible to understand the full impact of changes under Bill 108. However, in
the interim it is recommended that the Province consider a formal process allowing
municipalities to pass heritage by-laws which allow for similar protection applied to locally
significant resources.
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Financial Impact
There would be no financial impact created by the recommendations.

Conclusion

Staff are pleased to have the opportunity to comment on the Draft PPS. While there is support
for the Province’s efforts to bring more housing to market, there are particular concerns about
the greater emphasis placed on market-based housing. Also there are concerns that proposed
changes to the settlement boundary policies could lead to more greenfield development and
reduced growth in existing urban areas.

Attachments
Appendix 1: Detailed Comments to the Province on the Draft Provincial Policy Statement 2019
Appendix 2: Map of City’s Provincially Significant Employment Zones and Employment Areas
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Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building

Prepared by: Mojan Jianfar, Planner, City Planning Strategies



Appendix 1: Detailed Comments to the Province on the Draft Provincial Policy Statement 2019

Initiative

Policy
No.

Description of proposed

Implications for Mississauga

Comments to the Province

Housing

1.1.1(b);
1.4.1
Definitions

changes

Replaces the term housing types
with housing options, which permits
a broad range of housing types and
tenures, including: single-detached,
semi-detached, rowhouses,
townhouses, stacked townhouses,
multiplexes, additional residential
units, tiny homes, multi- residential
buildings and uses such as, but not
limited to life lease housing, co-
ownership housing, co-operative
housing, community land trusts,
affordable housing, housing for
people with special needs, and
housing related to employment,
institutional or educational uses.

The City recognizes the importance
of encouraging innovative housing
types, and is exploring sensitive
forms of infill and varied housing
options as part of its Housing
Strategy Action Plan.

The City requests flexibility to
assess local needs and context in
developing permissions for housing
types and tenures city-wide.

The City currently lacks the
planning tools to mandate certain
types and tenures of housing. The
City requests that the Province
provide expanded planning tools to
mandate a more diverse range of
housing options.

Shift in focus from meeting housing
requirements to meeting market-
based needs of current and future
residents, demographic changes and
the needs of a diverse workforce.

The Provincial Policy Statement
(PPS) language seems to run
counter to policies in the Growth
Plan intended to shift the market to
more dense forms of housing.

Proposed policy may limit the City’s
ability to obtain the range and mix
of housing identified in the Housing
Strategy. For example, the Strategy
identifies a need for family size
units of 3 or more bedrooms.
However, the market often does not
provide these units in apartments
due to the high cost of construction
per square foot.

The City does not support a shifting
policy focus towards market based
housing and is concerned it would
provide support for a narrower
range of housing. Specifically small
condominium units which often
provide the greatest return.

The City is unclear on what is
meant by the term “market,” and
what data would be used to identify
“market” needs.




Initiative P;Ilcy Description of proposed Implications for Mississauga Comments to the Province
o. changes

1.4.3(a) Requires that minimum affordable to | Limited impact. The City’s housing targets are
low and moderate income housing aligned with the Region’s Housing
targets align with applicable housing and Homelessness Plan.
and homelessness plans. Municipalities should be granted

additional legislative tools to
achieve the targets such as city-
wide inclusionary zoning,
conditional zoning to secure
housing targets and provincial
tax/grants for incentives.

4.7 New policy that requires planning The City may be under increased The City requests that the Province
authorities to streamline, fast-track pressure to process ‘priority provide clarifying language as to
and reduce time needed to process applications.’ This is compounded what constitutes a ‘priority
priority applications. by timeline reductions introduced application.’

under Bill 108. The City has already
introduced a development liaison to | The City does not consider further
help applicants advance their fast tracking is required given the
applications. timeline reductions introduced
through Bill 108.
1.1.2; Changes to the maximum planning Initial discussions with the Region The City requests that the PPS and
1.3.2.7 horizon for developable land, indicate they are maintaining a 20 Growth Plan provide consistent
Planning infrastructure, public service facilities | year forecast for the current planning horizons.
Horizons and and employment areas from 20 Municipal Comprehenswe_ Review
years to 25 years. process. Therefore there is no
Land Supply impact on the City in the short term.
The change could lead to some
municipalities designating more
greenfield land.




Policy
No.

Description of proposed

Implications for Mississauga

Comments to the Province

Initiative

changes

141 Within regional market areas, Limited impact. The Region already | The City suggests that the Province
planning authorities shall provide at plans beyond this time horizon. consider only including one time
least 3 years supply of serviced land horizon for land supply.
to support residential development.

Upper- and single-tiers may choose
to provide 5 years supply of serviced
land.

1.4.1(a) Provide a 12 year supply of land to Limited impact. The Region already | No comments.
accommodate residential growth (up | plans beyond this time horizon.
from 10 years).

1.1.3.6 Change to language from ‘shall’ to Limited impact. The City of Mississauga has long
‘should’: new development taking supported provincial direction
place in designated growth areas contained in PPS and Growth Plan
adjacent to existing built-up areas to build compact and complete
should have compact form, mix of communities. The City considers
uses and densities that allow for original wording should be
efficient use of land and facilities. maintained.

Settlement
Areas 1.1.3.7 Change to language from ‘shall’ to Limited impact. The City considers original wording
‘should’: planning authorities should should be maintained.
establish and implement phasing
policies for settlement areas.
1.1.3.8(a); | Allows for settlement areas to Limited impact. Initial discussions No comments.
1.1.3.8(e) expand to accommodate growth and | with the Region indicate they are

satisfy market demand, including
allowing less detailed agricultural
assessments for less complex
settlement expansions.

maintaining a sufficient land supply
to accommodate new growth.
Therefore there is no impact on the
City in the short term. The change
could lead to some municipalities




Policy Description of proposed

Implications for Mississauga

Comments to the Province

Initiative

No. changes
designating more greenfield land,
which could potentially accelerate
loss of agricultural lands.
1.1.3.9 Allows municipalities to adjust Limited impact. No comments.
settlement area boundaries outside a
Municipal Comprehensive Review
provided there is no net increase to
the municipal-wide settlement area.
1.2.6.1 Change to language from ‘should’ to | Limited impact as the City already The City supports policy changes
‘shall’: major facilities and sensitive plans to ensure land use which provide added protection to
land uses shall be planned and compatibility. major facilities in employment
developed to avoid, minimize or areas.
mitigate adverse effects on public
health and support economic
Land use viability.
Compatibility
1.2.6.2 New policy that permits the Could result in residential The City is concerned that the
development of sensitive land uses development encroaching on the proposed policy may reduce
adjacent to existing or planned City’s employment areas. employment area protections.
industrial, manufacturing or other The City requests that the Province
uses when no reasonable alternative clarify what an assessment of an
locations are available and when alternative location would entail,
potential impacts are minimized and and how the City would assess if
mitigated. this requirement has been met.
Employment 1.3.2.3 New policy prohibiting non-ancillary The City currently does not permit The City seeks to clarify that the
residential and institutional uses residential and institutional uses proposed policy would not prohibit
within employment areas that are within its employment areas, yetin | any uses that the City currently

4




Initiative

Policy
No.

Description of proposed

Comments to the Province

changes
planned for industrial and
manufacturing uses.

Implications for Mississauga

some cases permits community
infrastructure uses.

permits in its employment areas.

The City suggests that the PPS
include a definition for “institutional
uses”.

The City also requests the Province
clarify the phrase “employment
areas planned for industrial and
manufacturing uses.” The City
notes that industrial and
manufacturing uses predominate
most of its employment area land
base.

1.3.2.5

New policy that allows for non-
provincially and/or regionally
significant employment areas to be
converted to non-employment uses
prior to a Municipal Comprehensive
Review.

Approximately 97% of
Mississauga’'s employment areas
are identified as provincially
significant. Therefore as a result of
this change approximately 3% of
the City’s employment area land
base (after netting out natural areas
and roads) could be subject to
increased conversion pressure,
depending on landowner intent.

At the same time, this level of
protection limits the City’s ability to
undertake conversions in some
limited and strategic locations in
line with Council approved planning
strategies that align to Provincial
requirements (i.e. major transit
station areas).

The City requests it can advance a
limited number of employment area
conversions in some of its major
transit station areas (such as
Dundas Street), in line with Council
approved planning strategies.




Policy
No.

Implications for Mississauga

Comments to the Province

Initiative

Description of proposed
changes

and coordinate on land use planning

land use planning, cultural heritage

1.3.1(c) New policy to identify and monitor Mississauga currently has many The City seeks clarification on what
strategic sites for investment that are | programs in place to attract monitoring requirements would
suitable for employment and are investment and reduce barriers for | entail. The City also seeks
market ready. businesses. clarification on the Province’s role
in helping attract investment to
these sites.
1.4.3(e) New policy that requires transit- The City strongly supports The City seeks clarification on the
supportive development, prioritizes development in its intensification Province’s intended use of air
intensification and enables air rights | areas and major transit station rights. It further requests that the
development in proximity to transit, areas. Province issue more guidance on
including corridors and stations. air rights to help guide future
development (e.g. transfer of air
rights, implementation of air rights
over the longer term etc.).
Transportation,
Transit The City supports the use of air
. rights, so long as it is regulated in a
Supportive way that does not drive property
Development speculation, and proposed
and Air Rights development aligns with policy
direction contained in the
Mississauga Official Plan.
1.6.7.5 Removal of policy that indicates that | The City encourages the The City requests that original
transportation and land use importance of integrating wording be maintained.
considerations shall be integrated at | transportation and land use
all stages of the planning process. considerations at all stages of the
planning process.
. 1.2.2; Change in language from ‘should’ to | Policies are in line with No comments.
Indigenous oo ) " oy w
2.6.5 shall’: planning authorities shall Mississauga’s priorities to engage
Engagement engage with Indigenous communities | with Indigenous communities on




Policy
No.

Description of proposed

Implications for Mississauga

Comments to the Province

Initiative

changes
matters; and planning authorities
shall engage with Indigenous
communities and consider their
interests when identifying, protecting
and managing cultural heritage and
archaeological resources.

and archaeological matters.

1.1.1(f) Removal of language related to The City identifies the importance The City requests that original
identifying, preventing and removing | of the Accessibility for Ontarians wording be maintained.
o ar- land use barriers for persons with with Disabilities Act (AODA) and
Accessibility disabilities and older persons. encourages the importance of a
barrier-free Mississauga for citizens
of all abilities including persons with
disabilities.
2.1.10 New policy to allow for municipalities | New ability for municipalities to No comments.
to manage wetlands not subject to manage wetlands that are not
policy 2.1.4 and 2.1.5. considered significant (as per the
PPS). Wetlands are limited in
Mississauga’s landscape and this
proposed policy would support the
. City in protecting wetlands that do
Environment, not meet significant wetland criteria
Energy, Natural but still serve an important function
and Cultural to the City’s ecosystem.
Heritage
3.1.3; Change in language for planning These changes strengthen the The City requests the Province
Definition authorities to prepare for the impacts | language for climate change, remove the term ‘opportunities’ as it

for impacts
ofa
changing
climate

of a changing climate instead of
considering the potential impacts.

New definition for impacts of a
changing climate.

however the new definition of
impacts of a changing climate
suggest there are present or future
‘opportunities’ from climate change.

relates to the impacts of climate
change.

The City requests that the Province
provide a definition for what would
constitute environmental mitigation.




Policy
No.

Description of proposed

Implications for Mississauga

Comments to the Province

Initiative

changes

1.6.11.1; Removal of policy regarding the The City seeks to increase energy The City requests the Province
1.6.11.2; promotion of renewable and supply and encourages clean and retain and integrate previous
1.7.1()); alternative energy systems. renewable energy sources. language throughout relevant
1.8.1; sections of the PPS encouraging

Removal of language related to alternative energy systems.

opportunities for renewable and

alternative energy systems

throughout the PPS.
1.6.6.7 Greater emphasis placed on Limited impact. No comments.

mitigation of risks (as opposed to

increased risk) when planning for

stormwater management.
3.2.3 New policy to promote on-site and The City supports re-use of soil No comments.

local re-use of excess soil, where where feasible, and is identifying

feasible. appropriate policies and procedures

for soil re-use.

Cultural Six definitions related to cultural The six definitions are generally The City requests that the Province
Heritage heritage and archaeology have been | revised to clarify that the authority consider a formal process for
and revised, including: areas of to define the criteria for cultural allowing municipalities to pass
Archeology | archaeological potential; built heritage value and interest falls Heritage by-laws which allow for
Definitions | heritage resource; conserved; under the Province, and not the similar protections for locally

cultural heritage landscape; heritage
attributes; and significant —
subsection (e).

municipality, as it pertains to the
Ontario Heritage Act. These
revisions may impact Mississauga
as only resources that meet
provincial criteria could be
protected under the Heritage Act,
and resources of local significance
would not have access to the same
protections.

significant resources as allowed for
provincially significant resources
under the Ontario Heritage Act.
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Date: 2019/08/23 Originator’s file:
0Z19/005 W4
To: Chair and Members of Planning and Development

Committee
From: Andrew Whittemore, M.U.R.P., Commissioner of Meeting date:
Planning and Building 2019/09/16

Subject

PUBLIC MEETING INFORMATION REPORT (WARD 4)

Application to revise the zoning to permit reduced parking requirements and shared
parking permissions for the subject lands

2,97, 100 and 101 City Centre Drive, 25-155 Square One Drive, 30-309 Rathburn Road
West, and 4220 Living Arts Drive

Southwest of Centre View Drive and Hurontario Street

Owner: OMERS Realty Management Corporation

File: OZ 19/005 W4

Bill 139

Recommendation

That the report dated August 23, 2019, from the Commissioner of Planning and Building
regarding the application by OMERS Realty Management Corporation to permit reduced
parking requirements and broadened shared parking permissions for the subject lands, under
File OZ 19/005 W4, 2, 97, 100 and 101 City Centre Drive, 25-155 Square One Drive, 30-309
Rathburn Road West, and 4220 Living Arts Drive, 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

The rezoning application is required to permit reduced parking requirements and shared parking
permissions for the subject lands in order to address reduced parking demand in the Downtown
Core urban context, recognize different peak hours for different uses, and facilitate
redevelopment of surface parking lots into mixed use developments. The zoning by-law will
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need to be amended by changing the parking requirements for the subject lands to implement
this proposal.

During the ongoing review of this application, staff may recommend different zoning standards
to implement the proposal.

Comments

The properties are located southwest of Centre View Drive and Hurontario Street within the
Downtown Core Character Area. The site is currently occupied by Square One mall, Playdium
Amusement Centre, Coliseum Cineplex Cinemas, City Centre Transit Terminal, various retail
stores, restaurants, surface parking lots, and two vacant lots.
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Aerial image of 2, 97, 100 and 101 City Centre Drive, 25-155 Square One Drive, 30-309
Rathburn Road West, and 4220 Living Arts Drive
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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.

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

All 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: provision of additional technical
information, review of reduced parking standards and community consultation and input.

Attachments
Appendix 1: Detailed Information and Preliminary Planning Analysis

/i {rﬂm #_.Ermﬁi' LA

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: OMERS Realty Management Corporation

97, 100, 101 City Centre Drive; 99, 189, 199, 209, 219, 299, 309 Rathburn Road West; 4220 Living
Arts Drive; and 35, 55, 65, 95, 155 Square One Drive
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Site History

December 2, 2005 - Application approved under
File OZ 05/020 W4 to reduce the parking requirement for
CC1 - Retail Core Commercial (lands bounded by City
Centre Drive, Duke of York Boulevard and Rathburn Road
West) from 5.4 spaces per 100 m? (1,076 ft?) to 4.57
spaces per 100 m? (1,076 ft?)

April 28, 2010 — Council received Downtown21 Master
Plan which put forward a vision for the transformation of
the Downtown from suburban, auto-oriented downtown to
one that is truly urban

March 6, 2013 — Council enacted and passed MOPA 8 and
Zoning By-law 0050-2013 to implement the Downtown21
Master Plan

April 9, 2013 — MOPA 8 and Zoning By-law 0050-2013
were appealed

May 30, 2013 — Committee of Adjustment approved minor
variance to permit off-site parking for Sheridan College
only between the hours of 6:00AM and 6:00PM Monday to
Friday for a temporary period of ten years to expire on or
before June 30, 2023, provided there is a right, whether by
ownership or agreement, granting permission to use such
lands for parking and the external lands have sufficient
surplus parking spaces (File A-159/13)

2,
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February 20, 2014 — Ontario Municipal Board issued
decision on partial approval area for southwest expansion
at Square One Mall relating to MOPA 8 and Zoning By-law
0050-2013

Site and Neighbourhood Context

Site Information

The subject lands, commonly referred to as Oxford Properties,
are located within Mississauga’s Downtown Core which is
transforming into a mixed use urban area that contains the

city’s tallest buildings.

The subject properties are currently

occupied by Square One mall, Playdium Amusement Centre,
Coliseum Cineplex Cinemas, City Centre Transit Terminal,
various retail stores, restaurants, surface parking lots, and two
vacant lots.

(i -
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Image of Square One mall south facade



Surrounding Land Uses

Immediately north of the lands is Centre View Drive and
Highway 403. To the west is Sheridan College, the Living Arts
Centre, City Hall, the Central Library, and several mixed use
developments with condominium towers. To the east are
office buildings, surface parking lots and Hurontario Street. To
the south are office buildings, surface parking Ilots,
Burnhamthorpe Road West, residential condominium towers
and vacant lands.

The surrounding land uses are:
North:  Centre View Drive and Highway 403

East: Office buildings, surface parking lots and Hurontario
Street
South:  Office buildings, surface parking lots,

Burnhamthorpe Road West, residential
condominium towers and vacant lands

West: Sheridan College, Living Arts Centre, City Hall,
Central Library, mixed use developments with

condominium towers
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Aerial Photo of subject lands

The Neighbourhood Context

The subject properties are located in the Downtown Core,
which is an area that has evolved from farmland with the
construction of Square One mall and office buildings, including
City Hall (originally at 1 City Centre Drive) in the early 1970’s,
and was designated as Mississauga’s downtown.
Development has continued with the introduction of unlimited
height and density in the early 2000’s, and the implementation
of the Downtown21 Master Plan to shift the downtown from a
suburban car oriented centre to a true mixed use vibrant urban
core. The Downtown Core contains many civic uses,



employment, retail, restaurants, the Mississauga transit
terminal, Go bus terminal, Bus Rapid Transit (BRT) and future
Hurontario Light Rail Transit (HLRT). The Core contains the
highest concentration and densities of residential units in the
City. It also contains a large number of surface parking lots
left over from its beginnings in the 1970’s and 80’s.

Demographics

Based on the 2016 census, the existing population of the DT
Core area is 30,245 with a median age of this area being
34 (compared to the City’s median age of 40). 73% of the
neighbourhood population are of working age (15 to 64 years
of age), with 16% children (0-14 years) and 11% seniors (65
years and over). By 2031 and 2041, the population for this
area is forecasted to be 61,200 and 70,500 respectively. The
average household size is 2 persons with 98% of people living
in apartments in buildings that are five storeys or more. The
mix of housing tenure for the area is 7,740 units (56%) owned
and 6,160 units (44%) rented with a vacancy rate of
approximately 0.9%. In addition, the number of jobs within this
CA is 20,619. Total employment combined with the population
results in a PPJ for DT Core of 199 persons plus job per ha.

3. Project Details

OMERS Realty Management Corporation owns a number of
properties in the downtown core which currently function as
one large property with respect to parking, even though the
lands are divided by public roads. As indicated in the site
history, the City has granted parking reductions in the past. As
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the downtown is changing, the owners are seeking to reduce
the parking further to facilitate new retail, office and residential
uses as envisioned in the Downtown Master Plan. To this
end, the subject application is to permit reduced parking
requirements and shared parking permissions for the subject
lands in order to address reduced parking demand in the
Downtown Core urban context, recognize different peak hours
for different uses, and facilitate redevelopment of surface
parking lots into mixed use developments.

Development Proposal

Application
submitted:

Received: April 18, 2019
Deemed complete: May 22, 2019

Developer/ Owner: OMERS Realty Management

Corporation

Parking: Current Required — 8,892 spaces

Current Provided — 9,450 spaces

See Proposed Zoning Regulations
for proposed rates and standards

Supporting Studies and Plans

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

e Planning Justification Report

e Parking Management Strategy

e Context Plan

e Summary of easements/restrictions on title
e Draft Zoning By-law Amendment



4. Land Use Policies, Regulations & Amendments

Mississauga Official Plan
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Existing Designation

The site is designated Downtown Mixed Use, Mixed Use —
Special Site 7, Downtown Core Commercial, and Public
Open Space - Special Site 7.

Downtown Mixed Use permits retail commercial uses, major
and secondary offices, civic and cultural facilities, hotel and
conference facilities, high density residential, and community
infrastructure and parkland.

Mixed Use — Special Site 7 permits a minimum height of
one storey in the south addition at Square One with minimum
heights of 13.5 m (44.3 ft) (west portion) and 7.5 m (24.6 ft)
(east portion).

Downtown Core Commercial permits retail commercial
uses, major and secondary offices, residential apartments,
civic and cultural facilities, hotel and conference facilities,
entertainment, recreational facilities and parkland.

Public Open Space — Special Site 7 permits parkland,
accessory commercial uses to a maximum gross floor area of
925 m? (9,957 ft?), and below-grade parking structures.

Note: MOPA 8 was approved by Council but is currently
under appeal and would redesignate the lands north of
Rathburn Road West as Office and the remaining lands as
Mixed Use and Public Open Space.

Proposed Designation

There is no Official Plan Amendment proposed as part of
this application and the designations remain as above.

Excerpt of East Credit Neighbourhood Land Use
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Mississauga Zoning By-law
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Existing Zoning

The site is currently zoned H-CC2(1) (City Centre — Mixed
Use with Holding Provision), H-CC1 (City Centre — Retail
Core Commercial with Holding Provision), CC1 (City
Centre — Retail Core Commercial), CC1-1 (City Centre —
Retail Core Commercial Exception), CC1-2 (City Centre —
Retail Core Commercial Exception), H-CC2(2) (City
Centre — Mixed Use with Holding Provision), and
H-CCOS-1 (City Centre — Open Space Exception with
Holding Provision).

CC1 (City Centre — Retail Core Commercial) permits a
wide mix of uses including residential, office, and
extensive retail commercial uses.

CC1-1 (City Centre — Retail Core Commercial Exception)
permits a wide mix of uses including residential, office,
and extensive retail commercial uses and site specific
exceptions including a minimum building height of 6.1 m
(20 ft).

CC1-2 (City Centre — Retail Core Commercial Exception)
permits a wide mix of uses including residential, office,
and extensive retail commercial uses and site specific
exceptions for 60% glazing along A-Streets and minimum
heights of 13.5 m (44.3 ft) and 7.5 m (24.6 ft).

CC2 (City Centre — Mixed Use) permits a wide mix of uses
including residential, office, and retail commercial uses.

CCOS-1 (City Centre — Open Space Exception) permits
active and passive recreational uses, below grade parking
structure and a commercial building for uses accessory to
the recreational use at a maximum helght of one storey
and maximum gross floor area of 925 m (9 957 ft?).

Proposed Zoning
The applicant is only proposing to amend the parking

standards as they apply to the subject lands. The Base
zone regulations and uses remain the same as above.
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Proposed Zoning Regulations
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Current Parking Requirements

Proposed Amended Parking
Requirements

Land Use (spaces per 100 m? GFA) (spaces per 100 m* GFA)

CC1 — Retail Core Commercial 4.3 3.8

Retail Store 4.3 3.8

Office 3.2 2.1

Medical Office 6.5 3.8

Real Estate Office 6.5 3.8

Financial Institution 55 3.8

Night Club 25.2 9.0

* 9.0 as per By-law 0050-2013 under appeal '

Personal Service Establishment 4.3 3.8
16

Restaurant * 9.0 as per By-law 0050-2013 under appeal 9.0
2 n/a

Restaurant less than 200 m * 4.3 as per By-law 0050-2013 under appeal 3.8

Take-out Restaurant 6.0 3.8

* 4.3 as per By-law 0050-2013 under appeal

Apartment

1.0 resident spaces per unit
0.15 visitor spaces per unit

0.7 spaces per bachelor unit and one

bedroom unit
0.9 spaces per two bedroom unit
1.0 spaces per three bedroom unit
0.15 visitor spaces per unit

Additional Provisions

Shared parking permissions shall apply to the entire area of the subject lands and allow for required parking to be provided anywhere
in the subject land area. All required parking spaces must be accessible to all users participating in the shared parking arrangement
and may not be reserved for specific users.

The below shared parking formula may be used for the calculation of required parking for Development within the subject land area.
The parking requirement for each use in each development is to be multiplied by the percentage of the peak period for each time
period, and then each column is totaled for weekday and weekend. The highest figure obtained from all time periods shall become
the required parking for all development that is participating in the shared parking arrangement.

Note:

further refined.

The provisions listed are based on information provided by the applicant, which is subject to revisions as the application is
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TYPE OF USE PERCENTAGE OF PEAK PERIOD (WEEKDAY)
Morning Noon Afternoon Evening
Retail (Downtown) Core Commercial 60 75 80 65
(Square One Shopping Centre)
Retail Centre/Retail Store/Personall 80 20 90 90
Service Establishment
Cinema 0 25 25 100
Sheridan College 90 100 90 0
Office/Medical Office/Financial Institution 100 Q0 95 10
Restaurant/Convenience 20 100 30 100
Restaurant/Take-out Restaurant
QOvernight Accommodation 70 70 70 100
Residential - Resident a0 65 90 100
Residential - Visitor 20 20 60 100

TYPE OF USE

PERCENTAGE OF PEAK PERIOD (WEEKEND)

Retail (Downtown) Core Commercial 60 75 100 90
(Square One Shopping Centre)

Retail Centre/Retail Store/Personall 80 100 100 70
Service Establishment

Cinema 10 40 65 100
Sheridan College 0 0 0 0
Office/Medical Office/Financial Institution 10 10 10 10
Restaurant/Convenience 20 100 50 100
Restaurant/Take-out Restaurant

QOvernight Accommodation 70 70 70 100
Residential — Resident 90 65 90 100
Residential - Visitor 20 20 60 100




5. Summary of Applicable Policies

The Planning Act requires that Mississauga Official Plan be
consistent with the Provincial Policy Statement and conform
with the applicable provincial plans and Regional Official Plan.
The policy and regulatory documents that affect this
application have been reviewed and summarized in the table
below. Only key policies relevant to the application have been
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included. The table should be considered a general summary
of the intent of the policies and should not be considered
exhaustive. In the sub-section that follows, the relevant
policies of Mississauga Official Plan are summarized. The
development application will be evaluated based on these
policies in the subsequent recommendation report.

Policy Document Legislative Authority/Applicability

Key Policies

Provincial Policy The fundamental principles set out in the PPS apply | Settlement areas shall be the focus of growth and development. (PPS
Statement (PPS) throughout Ontario. (PPS Part IV) 1.1.3.1)
Decisions of the council of a municipality shall be Land use patterns within settlement areas will achieve densities and a mix of
consistent with PPS. (PPS 4.2) uses that efficiently use land, resources, infrastructure, public service
facilities and transit. (PPS 1.1.3.2.a)
The Official Plan is the most important vehicle for
implementation of the Provincial Policy Statement. Planning authorities shall identify appropriate locations and promote
(PPS 4.7) opportunities for intensification and redevelopment. (PPS 1.1.3.3)
Planning authorities shall provide for an appropriate range and mix of
housing types and densities to meet projected needs of current and future
residents of the regional market area. (PPS 1.4.3)
Growth Plan for the The Growth Plan applies to the area designated as Within settlement areas, growth will be focused in delineated built-up areas;
Greater Golden the Greater Golden Horseshoe growth plan area. All | strategic growth areas; locations with existing or planned transit; and, areas
Horseshoe (Growth decisions made on or after May 16, 2019 in respect with existing or planned public service facilities. (Growth Plan 2.2.1.2 ¢)
Plan) of the exercise of any authority that affects a

any legislative or regulatory provisions providing
otherwise. (Growth Plan 1.2.2)

planning matter will conform with this Plan, subject to

Complete communities will feature a diverse mix of land uses; improve social
equity and quality of life; provide a range and mix of housing options; provide
convenient access to a range of transportation options, public service
facilities, open spaces and parks, and healthy, local and affordable food
options; provide a more compact built form; mitigate and adapt to climate
change impacts; and, integrate green infrastructure. (Growth Plan 2.2.1.4)

To achieve minimum intensification and density targets, municipalities will
develop and implement urban design and site design official plan policies
and other supporting documents that direct the development of high quality
public realm and compact built form. (Growth Plan 5.2.5.6)
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Policy Document Legislative Authority/Applicability Key Policies
Region of Peel Official The Region of Peel approved MOP on September The ROP identifies the subject lands as being located within Peel’s Urban
Plan 22, 2011, which is the primary instrument used to System.

evaluate development applications.

The ROP seeks to achieve an urban structure, form and densities which are
pedestrian-friendly and transit-supportive. (ROP 5.3.1.5)

The Plan seeks to support complete communities in Peel that are compact,
well-designed, transit-oriented, offer transportation choices, include a diverse
mix of land uses, accommodate people at all stages of life and have an
appropriate mix of housing, a good range of jobs, high quality open space,
and easy access to retail and services to meet daily needs. (ROP 5.5.1.6)

The ROP promotes intensification on underutilized lands (ROP 5.5.3.1.4),
and the reduction of auto dependency by promoting sustainable modes of
transportation. (ROP 5.9.9.1.1)

ROP encourages parking management strategies that make more efficient
use of parking resources and encourages the use of sustainable modes of
transportation (ROP 5.9.9.2.7) and encourage area municipalities to update
their parking and zoning by-laws to support and facilitate transportation
demand management measures. (ROP 5.9.9.2.8)

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. In some cases the description of the
general intent summarizes multiple policies.

Specific Policies General Intent
Chapter 5 Section 5.1.6 Mississauga encourages compact, mixed use development that is transit supportive, in
Direct Growth Section 5.3.1.3 appropriate locations, to provide a range of local live/work opportunities.
Section 5.3.1.6
Section 5.3.1.8 The Downtown is an Intensification Area.
Section 5.3.1.9
Section 5.3.1.11 The Downtown will achieve an average population to employment ration of 1:1, measured as an
Section 5.3.1.12 average across the entire Downtown.

Section 5.3.1.13

Section 5.5.9 The Downtown will support opportunities for residents to work in Mississauga.

uses.

The Downtown will develop as a major regional centre and the primary location for mixed use
development. The Downtown will contain the greatest concentration of activities and variety of
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Specific Policies General Intent

Development in the Downtown will be in a form and density that achieves a high quality urban
environment.

The Downtown will be served by frequent transit services, including higher order transit facilities,
which provide connections to all parts of the city and to neighbouring municipalities.

The Downtown will be developed to support and encourage active transportation as a mode of
transportation.

Intensification Areas will be planned to maximize the use of existing and planned infrastructure.

Chapter 7 Section 7.1.3 In order to create a complete community and develop a built environment supportive of public

Complete Communities 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.

Chapter 8 Section 8.1.1 Through the creation of a multi-modal transportation system, Mississauga will provide
Create a Multi-Modal Section 8.1.8 transportation choices that encourage a shift in lifestyle toward more sustainable transportation
City Section 8.2.3.7 modes, such as transit and active transportation.
Section 8.4.2
Section 8.4.3 To better utilize existing infrastructure, Mississauga will encourage the application of transportation
Section 8.4.7 demand management (TDM) techniques, such as car-pooling, alternative work arrangements and
Section 8.5.4 shared parking.

The Downtown will be served by local and higher order transit facilities, which provide connections
to neighbouring municipalities. The City will work with surrounding municipalities, the Region, the
Greater Toronto Airports Authority and the Province to create an interconnected higher order
transit system that links Intensification Areas, surrounding municipalities, the regional transit
system and the Airport.

Mississauga will encourage the shared use of parking and allow off-site parking, where
appropriate.

Consideration will be given to reducing off-street parking requirements for development to reflect
levels of vehicle ownership and usage, and as a means of encouraging the greater use of transit,
cycling and walking, subject to, among other matters:

a. Access to transit;

b. Level of transit service;

c. Traffic generation; and

d. Impact on the surrounding area.
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Specific Policies General Intent

Within Intensification Areas, Mississauga will give consideration to:

a. Reducing minimum parking requirements to reflect transit service levels;

b. Establishing maximum parking standards to support transit investments, particularly higher

order transit investments;

Limiting surface parking by requiring a portion be provided within structured parking facilities;

Requiring structured parking facilities to be underground, where viable;

Proactively maximizing on-street public parking in appropriate locations;

Coordinating parking initiatives with transportation demand management (TDM) programs in

order to effectively link transit planning, parking and other related issues in a comprehensive

manner; and

g. Requiring parking phasing and implementation plans that, among other matters, will include a
surface parking reduction strategy that will ensure the layout of the parking lot and buildings
will allow for future development.

~oQo0

Mississauga will manage parking in Intensification Areas to encourage the use of alternative
modes of transportation and the reduction of vehicular congestion.

Chapter 9 Section 9.1.2 Within Intensification Areas an urban form that promotes a diverse mix of uses and supports transit
Build A Desirable Section 9.2.1.4 and active transportation modes will be required.
Urban Form Section 9.5.5.1

Section 9.5.5.4 Mississauga will encourage a high quality, compact and urban built form to reduce the impact of

extensive parking areas, enhance pedestrian circulation, compliment adjacent uses, and
distinguish the significance of the Intensification Areas from surrounding areas.

Parking should be located underground, internal to buildings or to the rear of buildings.

Shared parking between developments will be encouraged, where appropriate.

Chapter 10 Section 10.2.1 Major office development will be encouraged to locate within the Downtown, Major Nodes,
Foster a Strong Section 10.4.4 Corporate Centres and Intensification Corridors.
Economy

Within the Downtown, Major Nodes, Community Nodes and Corporate Centres, existing single
storey retail development will be encouraged to redevelop into multistorey mixed use
developments.

Relevant Downtown Core Local Area Plan Policies — MOPA 8 (under appeal)

Specific Policies General Intent
Chapter 8.3 Section 8.3.2 Parking for new development will be accommodated in below ground or above ground structures.
Parking and Section 8.3.3
Transportation Surface parking lots for new developments will not be permitted.
Demand Management
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Specific Policies

General Intent

Chapter 8.4 Anchor
Hub

Section 8.4.10

Parking will be managed carefully within Transit Station Areas. The City will consider reducing
parking requirements within Transit Station Areas.

Chapter 9.4 Buildings

Section 9.4.5.1 a.c.

Parking facilities to support new development will:

- Be accommodated in below-grade or above grade structured parking;
-  Encourage shared parking between developments where appropriate

6. Community Comments

No community meetings were held and one written comment
was received by the Planning and Building Department.

The following comment 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.

- Supportive of denser developments in the downtown
with additional commercial, residential, restaurants and
entertainment and less land being wasted with parking.

7. Outstanding Issues

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 proposal?
o Are the proposed parking standards appropriate? KAPLAN\DEVCONTL\GROUPWPDATA\PDC  Information Report Appendix\OZ 19 005\Appendix 1 Detailed

Information and Preliminary Planning Analysis.docx.ss
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