X4

MISSISSauGa

NOTICE OF THE PASSING OF
AN OFFICIAL PLAN AMENDMENT AND A ZONING BY-LAW

DATE OF NOTICE May 28, 2020

OPA NUMBER OPA 107 (By-law 0115-2020)

ZONING BY-LAW NUMBER 0116-2020

DATE PASSED BY COUNCIL May 20, 2020

LAST DATE TO FILE APPEAL June 17, 2020

FILE NUMBER 0Z 17/010 | ward # 9

APPLICANT BCIMC Realty Corporation

PROPERTY LOCATION Southwest corner of Battleford Road and Glen Erin Drive, in the City of
Mississauga

TAKE NOTICE that on May 20, 2020 the Council of the Corporation of the City of Mississauga passed the above noted Official Plan
Amendment OPA #107 and Zoning By-law, under Section 17 or 21 of the Planning Act, R.S.0., 1990, c.P.13, as amended. This
notice is issued in accordance with Ontario Regulation 149/20 under the Planning Act.

THE PURPOSE AND EFFECT of the Official Plan Amendment is to add a Special Site to the Meadowvale Neighbourhood
Character Area to permit apartment buildings with a maximum height of 15 storeys.

The purpose of the Zoning By-law is to permit a 12 storey, 174 unit rental apartment building, in addition to the existing 15 storey
apartment building. This By-law amends the zoning of the property outlined on the attached Schedule “A” from “RA4-1" (Apartments
— Exception) to “H-RA4-49” (Apartments — Exception with a Holding Provision). “RA4-1" permits an apartment building with a
minimum floor space index of 0.5 and a maximum floor space index of 1.0. Upon removal of the “H” provision, “RA4-49" will permit
an increased floor space index to 2.12 and a reduction in maximum height and standard parking rates.

The Zoning By-law shall not come into force until Mississauga Official Plan Amendment Number 107 is in full force and
effect.

The decision of Council is final if a notice of appeal is not received on or before the last day for filing a notice of appeal.

IF YOU WISH TO APPEAL to the Local Planning Appeal Tribunal a copy of an appeal form is available from the LPAT website at
elto.gov.on.ca. An appeal must be filed by mail or courier service addressed to the Clerk of the City of Mississauga, Attention: Diana
Rusnov, 300 City Centre Drive, Mississauga, Ontario L5B 3C1 no later than June 17, 2020.

Only individuals, corporations and public bodies may appeal a by-law to the Local Planning Appeal Tribunal. A notice of appeal may
not be filed by an unincorporated association or group. However, a notice of appeal may be filed in the name of an individual who is
a member of the association or the group on its behalf.

No person or public body shall be added as a party to the hearing of the appeal unless, before the official plan amendment and/or
by-law was passed, the person or public body made oral submissions at a public meeting or written submissions to the City of
Mississauga Council or, in the opinion of the Local Planning Appeal Tribunal, there are reasonable grounds to add the person or
public body as a party.

The Notice of Appeal must:

1) set out reasons for the appeal;

2) be accompanied by the fee in the amount of $300.00 payable to the Minister of Finance, and
3) be accompanied by a fee of $300.00, payable City of Mississauga.

4) Four (4) copies of the appeal package.

MORE INFORMATION: A copy of the Official Plan Amendment and Zoning By-law in their entirety can be found at
www.mississauga.ca/portal/cityhall/publicnotices or from Lorie Sterritt of the City of Mississauga, Planning and Building
Department at (905) 615-3200 X 5403.

Sacha Smith, Manager & Deputy Clerk
Legislative Services,

Corporate Services Department
905-615-3200 X 4516
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By-law No. O||H — 2025

A by-law to Adopt Mississauga Official Plan Amendment No. 107

, WHEREAS in accordance with the provisions of sections 17 or 21 of the
Planning Act, R.S.0. 1990, c.P.13, as amended, ("Planning Act") Council may
adopt an Official Plan or an amendment thereto;

AND WHEREAS, pursuant to subsection 17(10) of the Planning Act, the
Ministry of Municipal Affairs and Housing authorized the Regional Municipality of
Peel ("Region" or "Regional"), an approval authority, to exempt from its approval
any or all proposed Local Municipal Official Plan Amendments; '

- AND WHEREAS, Regional Council passed By-law Number 1-2000 which
exempted all Local Municipal Official Plan Amendments adopted by local
councils in the Region after March 1, 2000, provided that they conform with the
Regional Official Plan.and comply with conditions of exemption;

AND WHEREAS, the Commissioner of Public Works for the Region has
advised that, with regard to Amendment No. 107, in his or her opinion the
amendment conforms with the Regional Official Plan and is exempt;

AND WHEREAS, Council desires to adopt certain amendments to
Mississauga Official Plan to add a Special Site to the Meadowvale
Neighbourhood Character Area;

NOW THEREFORE the Council of The Corporation of the City of
Mississauga ENACTS as follows:

1. . The document attached hereto, constituting Amendment No. 107 to
Mississauga Official Plan, is hereby adopted.

ENACTED and PASSED this_20™ day of \J\a,ul ' , 2020.

Dorass \_AMMNNE
Signed = i . Signed

MAYOR ' CLERK




Amendment No. 107
to

Mississauga Official Plan

The following text attached constitutes Amendment No. 107.

Also attached but not constituting part of the Amendment are Appendices |
and Il

Appendix | is a description of the Public Meeting held in connection with this
Amendment.

Appendix Il is a copy of the Planning and Building Department report dated
May 31, 2019, pertaining to this Amendment.



PURPOSE

The purpose of this Amendment is to add a Special Site to the Meadowvale
Neighbourhood Character Area to permit apartment buildings with a maximum
height of 15 storeys.

LOCATION

The lands affected by this Amendment are located at the southwest corner of
Battleford Road and Glen Erin Drive. The subject lands are located in the
Meadowvale Neighbourhood Character Area, as identified in Mississauga Official
Plan.

BASIS

Mississauga Official Plan came into effect on November 14, 2012, save and
except for the outstanding site specific appeals to the Local Planning Appeal
Tribunal.

The subject lands are designated Residential High Density which permits
apartments.

The official plan amendment is required to add a Special Site to permit an
increase in maximum building height to 15 storeys and remove floor space index
requirements.

The proposed Amendment is acceptable from a planning standpoint and should
be approved for the following reasons:

1. The proposal is consistent in built form and scale to surrounding
development within the neighbourhood and on the subject site.

2. The proposal provides a sufficient separation distance between existing
townhouses and detached dwellings.

3. The proposal adds to the range of housing types available within the
Meadowvale neighbourhood.

4. The application intensifies the use of an existing Residential High Density
site by proposing development on underutilized lands and by including
underground parking.



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

1. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga
Official Plan, is hereby amended by adding Special Site 3 on Map 16-16:
Meadowvale Neighbourhood Character Area in accordance with the Special
Site Policies, and by removing the floor space index (FSI) range from the
subject site.

2. Section 16.16.3, Special Site Policies, Meadowvale Neighbourhood
Character Area, of Mississauga Official Plan, is hereby amended by adding
the following:

16.16.3.3 Site 3

16.16.3.3.1 The lands identified as Special Site 3 are located at the
southwest corner of Battleford Road and Glen Erin Drive.

16.16.3.3.2 Notwithstanding the policies of this Plan, two apartment
dwellings, with maximum heights of 12 and 15 storeys, will be permitted.



IMPLEMENTATION

Upon the approval of this Amendment by the Council of the Corporation of the
City of Mississauga, Mississauga Official Plan will be amended in accordance
with this Amendment.

The lands will be rezoned to implement this Amendment.

This Amendment has been prepared based on the Office Consolidation of
Mississauga Official Plan November 22, 2019.

INTERPRETATION

The provisions of Mississauga Official Plan, as amended from time to time
regarding the interpretation of that Plan, will apply in regard to this Amendment.

This Amendment supplements the intent and policies of Mississauga
Official Plan.

Http://teamsites.mississauga.ca/sites/18/MOPA/OZ 17 010 W9.MOPA 107.Is.jmcc.docx



APPENDIX |
PUBLIC MEETING
All property owners within a radius of 120 m of the subject lands were invited to
attend a Public Meeting of the Planning and Development Committee held on

February 5, 2018 in connection with this proposed Amendment.

No residents spoke at the Public Meeting.
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City of Mississauga M

Corporate Report MISSISSaUGa

Date: 2018/05/31 Originator’s file:

To:

0z 17/010 W9
Chair and Members of Planning and Development

Committee
From: Andrew Whittemore, M.U.R.P., Commissioner of Meeting date:
Planning and Building 2019/06/24

Subject
PUBLIC MEETING RECOMMENDATION REPORT (WARD 9)

Official Plan amendment and rezoning applications to permit a 12 storey residential
apartment building with 174 apartment dwelling units

6550 Glen Erin Drive, southwest corner of Glen Erin Drive and Battleford Road
Owner: BCIMC Realty Corporation

File: OZ 17/010 W9

Pre-Bill 139

Recommendation

1.

That the applications under File OZ 17/010 W9, BCIMC Realty Corporation, 6550 Glen Erin
Drive to amend Mississauga Official Plan to add a High Density Residential — Special
Site and remove the existing floor space index range; to change the zoning to RA4-
Exception (Apartments) to permit a 12 storey residential apartment building with 174
apartment dwelling units and a two storey component that links to the existing 15 storey
residential apartment building with a maximum floor space index (FSI) of 2.12, be approved
subject to the conditions reference in the staff report dated May 30, 2019, from the
Commissioner of Planning and Building.

That the applicant agrees to satisfy all the requirements of the City and any other external
agency concerned with the development.

That the decision of Council for approval of the rezoning application be considered null and
void, and a new development application be required unless a zoning by-law is passed
within 18 months of the Council decision.

Notwithstanding subsection 45.1.3 of the Planning Act, subsequent to Council approval of
the development application, the applicant can apply for a minor variance application,
provided that the height and FSI shall not increase.


farsha
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APPENDIX II
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Originator's file: OZ 17/010 W9

Report Highlights

e The applications are seeking to amend the policies of the official plan and zoning by-law
to allow a 12 storey apartment building with 174 dwelling units attached by a two storey
component to an existing 15 storey apartment building with an overall FSI of 2.12

e The applicant has made minor revisions to the proposal to address issues raised at the
Public Meeting and by staff

o Staff are satisfied with the changes to the proposal and find it to be acceptable from a
planning standpoint, and recommend that the applications be approved

Background

A public meeting was held by the Planning and Development Committee on February 5, 2018,
at which time an Information Report (Information Report Link) was received for information.
Recommendation PDC-0008-2018 was then adopted by Council on February 21, 2018.

That the report dated January 16, 2018, from the Commissioner of Planning and
Building regarding the applications by BCIMC Realty Corporation to permit a

12 storey apartment building containing 208 rental apartments with a two storey
component that links the new building with the existing 15 storey, 113 unit apartment
building under File OZ 17/010 W9, 6550 Glen Erin Drive, be received for
information.

There were some technical matters, including review of the functional servicing report, wind
study and urban design study that needed to be resolved before the Planning and Building
Department could make a recommendation on the applications. Given the amount of time since
the public meeting, full notification was provided.

Comments
REVISED DEVELOPMENT PROPOSAL
The applicant has made some minor modifications to the proposed concept plan including:

¢ Amending the number of dwelling units from 208 to 174

¢ Reducing the overall height from 12 storeys to include 9, 10, and 12 storey components

e Providing a 5 metre (16.4 ft.) buffer between the proposal and the abutting City owned
Greenlands

e Reducing the amount of paved area by approximately 418 m? (4,500 sq.ft.)

¢ Relocating the vehicular access on Battleford Road in order to move the amenity areas
closer to the abutting the Greenlands
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Originator's file: OZ 17/010 W9

COMMUNITY ENGAGEMENT

Notice signs were placed on the subject lands advising of the proposed official plan and zoning
change. All property owners within 120 m (393 ft.) were notified of the applications on
September 22, 2017. A community meeting was held on November 21, 2017. Approximately 50
people attended the meeting. Two written submissions were received regarding a potential
increase in traffic and the capacity of the existing municipal infrastructure, reducing the amount
of existing green space; concerns regarding the amount of parking spaces proposed and site
access.

The public meeting was held on February 5, 2018. No members of the public made deputations
regarding the applications.

UPDATED AGENCY AND CITY DEPARTMENT COMMENTS

The applications were circulated to all City departments and commenting agencies on
September 17, 2017. A summary of the comments is contained in the Information Report
attached as Appendix 1. Below are updated comments.

Region of Peel

Comments updated on April 12, 2019, indicate that upon review of the Functional Servicing
Report and the Demand Use Table, there is sufficient water and sewer capacity to support this
development.

Transportation and Works Department

Comments updated on April 5, 2019, state that the Transportation and Works Department is
satisfied with the traffic, grading and servicing for the site and will require the owner to enter into
a Development Agreement in a form satisfactory to the City of Mississauga.

Community Services Department

Comments updated on May 5, 2018, state that Plowman’s Park (P-150) and Settler's Green
(P-149) are approximately 200 metres (656.16 ft.) from the proposed development and will
provide parkland services to the future residents of this development. Plowman’s Park includes
a play site and soccer fields and Settler's Green contains a play site, tennis courts and soccer
fields. Both the parks include a network of walkways providing connection to Meadowvale Trail
and Lake Aquitaine Trail. The Meadowvale Neighbourhood Character Area meets the parkland
provision level of 1.2 ha (2.96 ac.)/1000 people based on current populations. It also meets the
provision level using anticipated 2041 populations.

School Accommodation

On May 27, 1998, Council adopted Resolution 152-98 which, among other things requires that a
Bill 20 development application include the following as a condition of approval:

Prior to the passing of an implementing zoning by-law for residential development, the City of
Mississauga shall be advised by the School Boards that satisfactory arrangements regarding
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Originator's file: OZ 17/010 W9

the adequate provision and distribution of educational facilities have been made between the
developer/applicant and the School Boards for the subject development.

PLANNING ANALYSIS SUMMARY

A detailed Planning Analysis is found in Appendix 2. The applications are consistent with the
Provincial Policy Statement and conform to the Growth Plan for the Greater Golden Horseshoe,
the Region of Peel Official Plan and Mississauga Official Plan.

The subject lands are located within the Meadowvale Neighbourhood Character Area. An
official plan amendment is required to add a Residential High Density — Special Site. The
Residential High Density designation permits residential apartment buildings with a maximum
FSI range between 0.5 and 1.0 times the lot area. An amendment is required to limit the
maximum height to 15 storeys and to remove the maximum FSI range.

The proposed rezoning would amend the site from RA4-1 (Apartments) to RA4 — Exception
(Apartments) to permit a maximum FSI of 2.12, allow a reduced parking rate and permit other
minor regulation changes including setbacks and projections (Section 9 of Appendix 2).

A detailed Planning Analysis is found in the Appendix 2.

Strategic Plan

The applications are consistent with the Connect pillar of the Strategic Plan by contributing a
choice of housing type to residents that supports the principle of building complete communities
to accommodate growth.

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

In summary, the proposed development is for a 12 storey residential apartment building with
174 apartment dwelling units and a two storey component that links to the existing 15 storey
residential apartment building with an overall FSI of 2.12. The development is sensitive to the
existing and planned character of the neighbourhood and provides an appropriate transition to
the abutting City trail, the townhouses to the south and to the linked homes further west of the
subject site.

The proposed official plan amendment and rezoning are acceptable from a planning standpoint
and should be approved.



44.-5

Planning and Development Committee 2019/05/31 5

Originator's file: OZ 17/010 W9

Prior to the passage of the implementing official plan amendment and zoning by-law by Council,
the applicant will be required to execute a Section 37 agreement to the satisfaction of the City.

Attachments

Appendix 1: Information Report
Appendix 2: Detailed Planning Analysis

A WhFtomrn

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

Prepared by: Lorie Sterritt, Development Planner
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City of Mississauga M

Corporate Report MISSISSauGa

Date: January 16, 2018 Originator’s file:
0z 17/010 W9

To: Chair and Members of Planning and Development

Committee
From: Eﬁm?;d R. Sajecki, Commissioner of Planning and Meeting date:
9 2018/02/05

Subject

PUBLIC MEETING INFORMATION REPORT (WARD 9)

Applications to permit a 12 storey apartment building containing 208 rental apartments
6550 Glen Erin Drive, southwest corner of Glen Erin Drive and Battleford Road

Owner: BCIMC Realty Corporation

File: OZ 17/010 W9

Recommendation

That the report dated February 5, 2018, from the Commissioner of Planning and Building
regarding the applications by BCIMC Realty Corporation to permit a 12 storey apartment
building containing 208 rental apartments with a 2 storey component that links the new building
with the existing 15 storey, 113 unit apartment building under File OZ 17/010 W9,

6550 Glen Erin Drive, be received for information.

Report Highlights

e This report has been prepared for a public meeting to hear from the community
e The proposed development requires amendments to the official plan and zoning by-law

e Community concerns identified to date relate to parking, affordable housing, noise/dust
during construction, rental vacancies, increased traffic and property values. There was
support of the proposed apartment building as it provides for a mix of housing types

e Prior to the next report, matters to be addressed include: height and density, traffic, noise,
wind, shadow, amenity areas and the satisfactory resolution of other technical
requirements and studies related to the project




44. -7

Planning and Development Committee 2018/02/05 2

Originator's file: OZ 17/010 W9

Background

The applications were deemed completed on September 7, 2017. The applications have been
circulated for technical comments and a community meeting has been held. The purpose of this
report is to provide preliminary information on the applications and to seek comments from the
community.

Comments
THE PROPERTY AND THE NEIGHBOURHOOD

Size and Use

Frontages: Glen Erin Drive 61 m (200 ft.)
Battleford Road 135 m (442.9 ft.)
Depth: 148.5 m (487.2 ft.)

Gross Lot Area: | 1.2 ha (2.9 ac.)
Existing Uses: There is an existing 15 storey, 113 unit
rental apartment building on the site.

The property is located at the southwest corner of Battleford Road and Glen Erin Drive within
the Meadowvale Neighbourhood Character Area. There is a 15 storey, 113 unit rental apartment
building located on the eastern portion of the property with parking and amenity area on the
western portion.

The immediate neighbourhood contains a mixture of low, medium and high density residential
buildings with detached homes located to the west. A City owned trail abuts the subject
property. The lands on the north side of Battleford Road, including the Meadowvale Town
Centre shopping centre, form part of the Meadowvale Community Node.

Both Battleford Road and Glen Erin Drive are identified as major collector roads. An existing bus
stop is located along Glen Erin Drive close to the intersection, and the Meadowvale Town
Centre Bus Terminal is within walking distance. The trail to the west of the property provides a
link to the Settler's Green Park to the south and the Meadowvale Town Centre to the north.
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Originator's file: OZ 17/010 W9

Aerial photo of subject
lands

North: A 12 storey apartment building and 3 storey townhomes are located directly across
Battleford Road

East: A 10 storey apartment building is located on the southeast corner of Glen Erin Drive
and Battleford Road

South: A townhouse condominium is located directly south of the property

West: A Region of Peel pumping station building, public pathway, townhouses and detached
homes

Information regarding the history of the site is found in Appendix 1. An aerial photo of the
property and surrounding area is found in Appendix 2.

DETAILS OF THE PROJECT

The applications are to permit a 12 storey apartment building with 208 rental apartments. The
existing and proposed apartment buildings are connected by a two storey building which
includes residential units and a corridor.

Development Proposal

Applications Received: July 21, 2017
submitted: Deemed complete: Sept. 7, 2017
Owner/Applicant: BCIMC Realty Corporation

Apartment Units
Existing: 113 rental units
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Development Proposal

Apartment Units

Proposed: 208 rental units

Total: 321 rental units

Gross Floor Area

Existing: 10 700 m? (115,174 ft.%)
Proposed: 17 315 m* (186,383 ft.?)
Total: 28 015 m? (301,560 ft.%)

Proposed Height:

12 storeys/35.4 m (116.4 ft.)

Proposed Floor

Space Index (FSI):

2.33

Net Density: 267 units/ha (108 units/ac.)

Landscape Area: 41%

Anticipated 520*

Population: *Average household sizes for all units (by type)
for the year 2011 (city average) based on the
2013 Growth Forecasts for the City of
Mississauga.

Parking: Required Proposed

Resident spaces 413 spaces 327 spaces

Visitor spaces 64 spaces 47 spaces

Total for 321 units | 477 spaces 374 spaces

Proposed concept plan and elevations are found in Appendices 3 and 4.

i rhe 2
I i
L L e e T T

Applicant’s rendering of
the proposed apartment
building from Battleford

Road
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LAND USE CONTROLS

The subject lands are located within the Meadowvale Neighbourhood Character Area and are
designated Residential High Density which permits apartment uses at a FSI range of 0.5 to 1.0
(Appendix 5). A Mississauga Official Plan amendment will be required to increase the FSI on
the subject property to 2.33 and to allow a building exceeding four stories in height.

The lands are currently zoned RA4-1 (Apartment Dwelling) (Appendix 6) which permits
apartment dwellings, long-term care dwellings and retirement dwellings with an FSI range
between 0.5 and 1.0. A rezoning is proposed to RA4-Exception (Apartment Dwelling) to permit
an increase in the FSI to 2.33.

Detailed information regarding the existing and proposed official plan policies and proposed
zone standards is found in Appendices 7 and 8.

Bonus Zoning

On September 26, 2012, Council adopted Corporate Policy and Procedure 07-03-01 — Bonus
Zoning. In accordance with Section 37 of the Planning Actand policies contained in the Official
Plan, this policy enables the City to secure community benefits when increases in permitted
height and/or density are deemed to be good planning by Council through the approval of a
development application. Should these applications be approved by Council, the City will report
back to Planning and Development Committee on the provision of community benefits as a
condition of approval.

WHAT DID THE COMMUNITY SAY
A community meeting was held by Ward 9 Councillor, Pat Saito on November 21, 2017.

Comments made by the community are listed below and are grouped by issue. They will be
addressed along with comments raised at the public meeting in the Recommendation Report,
which will come at a later date.

e The proposed number of resident and visitor parking spaces may be insufficient

e Wil this development have any affordable housing units

e Concerns were raised regarding dust and noise that will occur during construction

e Concern was raised regarding the overall number of rental units proposed in the area and
the potential of high rental vacancies

e The proposed development will add to the existing traffic congestion in the area

e Concern that a decrease in property values may occur

e Desireto have the option to stay in the community and live in a smaller unit with less
maintenance costs



44. -1

Planning and Development Committee 2018/02/05 6

Originator's file: OZ 17/010 W9

DEVELOPMENT ISSUES

Agency comments are summarized in Appendix 9 and school accommodation information is
contained in Appendix 10. Based on the comments received and the applicable Mississauga
Official Plan policies, the following matters will have to be addressed:

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

e Are the proposed building heights, density and massing appropriate and compatible with
existing and planned Meadowvale Neighbourhood Character Area

e Are the proposed zoning regulations appropriate

e |Is the proposed site access and internal driveway and parking lot configuration appropriate

e Have all other technical requirements and studies, including servicing, traffic impacts, noise

and wind assessments, sun/shadow impacts, location of amenity areas and landscape
areas been addressed and found to be acceptable

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

o Survey o Environmental Site Assessment
o Site Plan (Phase )
. Floor Plans o Functional Servicing & Stormwater
. Building Elevations Management Report
. Erosion & Sediment Control Plan . Noise Impact Study
. Site Servicing and Grading Plans . Parking Utilization Study
o Sections o Planning & Urban Design Rationale
. Pre and Post Development Land o Public Consultation Strategy
Comparison o Shadow Study
J Landscape Concept Plan and Roof J Traffic Impact Study
Terrace Concept o Tree Inventory and Preservation Plan
° Draft Official Plan Amendment and Report
Zoning By-law o Wind Assessment (Pedestrian)

Development Requirements

There are engineering matters including: grading, servicing, stormwater management and noise
mitigation matters which will require the applicant to enter into agreements with the City. Prior to
any development proceeding on-site, the City will require the submission and review of an
application for site plan approval.

Financial Impact

Development charges will be payable as required by the Development Charges By-law of the
City. Also the financial requirements of any other external commenting agency must be met.
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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.

Attachments

Appendix 1: Site History

Appendix 2: Aerial Photograph

Appendix 3: Proposed Concept Plan

Appendix 4: Proposed Elevations

Appendix 5: Excerpt of Meadowvale Neighbourhood Character Area Land Use Map

Appendix 6: Existing Zoning and General Context Map

Appendix 7: Summary of Existing and Proposed Mississauga Official Plan Policies and
Relevant Mississauga Official Plan Policies

Appendix 8: Summary of Existing and Proposed Zoning Provisions

Appendix 9: Agency Comments

Appendix 10: School Accommodation

CAAp b

Edward R. Sajecki, Commissioner of Planning and Building

Prepared by: Lorie Sterritt, Development North
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BCIMC Realty Corporation File: OZ17/010 W9

Site History

o September 24, 1975 — By-law 463-75 was approved to rezone the lands from
Agricultural (A) to RM7D3-728 (Apartments)

. January 27, 1983 - Land Division Committee severance under file “B” 19/83 was
approved to create two parcels, one for the apartment building and one for the
townhouse block to the south

o May 17, 1983 — Site Plan approved under file SP 81-267 for the existing 15 storey,
113 unit apartment building

o May 5, 2003 — The Region of Peel approved Mississauga Plan policies for the
Meadowvale District which designated the subject lands Residential High
Density 1

o June 20, 2007 — Zoning By-law 0225-2007 came into force, zoning the subject lands
RA4-1 (Apartment Dwellings — Exception)

o November 14, 2012 — Mississauga Official Plan came into force except for those
site/policies which have been appealed. As no appeals have been filed the policies
of Mississauga Official Plan apply. The subject lands are designated Residential
High Density in the Meadowvale Neighbourhood Character Area
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Summary of Existing and Proposed Mississauga Official Plan Policies and

Relevant Mississauga Official Plan Policies

Current Mississauga Official Plan Designation
The subject property is designated Residential High Density which permits apartment
dwellings, long-term care dwellings and retirement dwellings.

Proposed Mississauga Official Plan Amendment
To amend the floor space index to permit the construct a new 12 storey apartment building with
208 rental apartment units with a two storey podium. The existing building will remain.

Relevant Mississauga Official Plan Policies

There are numerous policies that apply in reviewing these applications. An overview of some of
these policies is found below.

Specific Policies

General Intent

Section 5.1.7

Mississauga Official Plan (MOP) will ensure that development in

‘g Section 5.3.3.2 Community Nodes will be in a form and density that compliments
= Section 5.3.3.3 the existing character of historical Nodes. The MOP will protect
QI Section 5.3.3.8 and conserve the character of stable residential Neighbourhoods
0 Section 5.3.3.11 and will not be the focus of intensification.
o< Section 5.3.5.1
2% Section 5.3.5.2
29 Section 5.3.5.5
0o
Section 7.2.2 MOP will ensure housing choices in terms of tenure, type, quality
Section 7.2.4 and quantity.
Section 7.2.7
()]
| =
~9°c
co 3
® 60
»n oo
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Specific Policies

General Intent

Section 9 — Build a Desirable Urban

Form

Section 9.1.3
Section 9.2.1.9
Section 9.2.1.10
Section 9.2.1.11
Section 9.2.1.12
Section 9.2.1.13
Section 9.2.1.14
Section 9.2.1.15
Section 9.2.1.16
Section 9.2.1.17

MOP will ensure that tall buildings will provide built form
transitions to surrounding sites, be appropriately spaced to
provide privacy and permit light and sky views, minimize adverse
microclimatic impacts on the public realm and private amenity
areas and incorporate podiums to mitigate pedestrian wind
conditions.

Section 9.2 — Non-Intensification Areas

Section 9.2.2

Section 9.2.2.1
Section 9.2.2.2
Section 9.2.2.3

MOP will ensure that non-intensification areas (Neighbourhoods)
will experience limited growth and change, limit height to 4 storeys
and not allow for tall buildings. New development in
Neighbourhoods will respect existing lotting patterns, setbacks,
minimize overshadowing and overlook on adjacent neighbours,
incorporate stormwater best management practice, preserve
existing tree canopy and design the buildings to respect the
existing scale, massing, character and grades of the surround
area.

Section 14 —

Community
Nodes

Section 14.
Section 14.

[ .

1.1.2
1.1.3

MOP will ensure that lands within a Community Node are required
to have a maximum building height of four storeys. Proposed
heights greater than 4 storeys must demonstrate appropriate
transition, enhance the existing or planned development, ensure
that the City structure is maintained and demonstrate that the
proposal is consistent with the policies of this Plan.
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Specific Policies

General Intent

Section 16 - Neighbourhoods

Section 16.1.1.2
Section 16.16.1.1

The Meadowvale Neighbourhood Character Area policies state
that in addition to the general Residential and High Density
development policies of this Plan, the following additional policy
will apply specifically to this Character Area:

a. In order to create acceptable built form transitions,
buildings should be limited in height when adjacent to low
density residential neighbourhoods. Buildings immediately
adjacent to low density housing forms should be limited to
three storeys. In situations where the low density housing
forms are separated from high density development by a
public road or other permanent open space feature, a
height of four to five storeys may be compatible.

Section 19 - Implementation

Section 19.5.1

Section 19.4.3.

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

¢ the proposal would not adversely impact or destabilize the
following: the overall intent, goals and objectives of the
Official Plan; and the development and functioning of the
remaining lands which have the same designation, or
neighbouring lands;

¢ the lands are suitable for the proposed uses, and
compatible with existing and future uses of surrounding
lands;

o there are adequate engineering services, community
infrastructure and multi-modal transportation systems to
support the proposed application;

¢ a planning rationale with reference to Mississauga Official
Plan policies, other relevant policies, good planning
principles and the merits of the proposed amendment in
comparison with the existing designation has been
provided by the applicant.

To provide consistent planning application of planning and urban
design principles, all development applications will address,
among other matters: the impact of the height and form of
development on adjacent land uses and the relationship of the
proposed development to the street environment and its
contribution to an effective and attractive public realm.
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Specific Policies

General Intent

Public Realm
Sections 9.3.1.4,

Built form policies with respect to the public realm, site
development and buildings, to provide direction on ensuring

Ie 9.3.1.7 compatibility with existing built form, natural heritage features and
© Site Development | creating an attractive and functional public realm.
go and Building
) Sections 9.5.1,
£9 9.5.1.2,9.5.1.5,
©Cso 9.5.1.8,9.5.1.9

Site Development | Built form policies with respect to the arrangements of elements
s Sections 9.5.2.1, | on the site, including massing and design, safe and comfortable
© 9.5.22,9523 environment for pedestrians, and minimum undue physical and
o @ Buildings visual negative impacts of the development.
5o Section 9.5.3.9
i -
53
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BCIMC Realty Corporation

Summary of Existing and Proposed Zoning Provisions

Existing Zoning By-law Provisions

RA4-1 (Apartment Dwellings), which permits apartment dwellings, long-term care dwellings and
retirement dwellings with an exception for minimum and maximum floor spaces index.

Proposed Zoning Standards

Zone Standards

Required RA4-1 Zoning By-
law Standards

Proposed RA4 Exception
Zoning By-law Standards
(based on Concept Plan

dated October 26, 2016) *

Maximum Floor Space Index
— Apartment Dwelling Zone

1.0

2.33

Minimum exterior side yards

10.5 m (34.4 ft.) for that
portion of the dwelling with a
height greater than 26.0 m
(85.3 ft.)

8.8 m (28.8 ft.) for that portion
of the dwelling with a height
greater than 26.0 m (85.3 ft.)

Minimum rear yard

15.0 m (49.2 ft.) for that
portion of the dwelling with a
height greater than 26.0 m
(85.3 ft.)

14.6 m (47.9 ft.) for that
portion of the dwelling with a
height of greater than 26.0 m
(85.3 ft.)

Maximum projection of a
balcony located above the first
storey measured from the
outermost face or faces of the
building from which the
balcony project

1.0m (3.2 1t

2.0m (9.8 t)

Minimum setback from a
waste enclosure/loading area
to a street line

10.0 m (32.8 ft.)

7.3m (23.91t)

Required number of parking
spaces for a rental apartment
dwelling

1.00 resident space per
bachelor unit

1.18 resident spaces per one-
bedroom unit

1.36 resident spaces per two-
bedroom unit

1.50 resident spaces per
three-bedroom unit

1.04 resident space for all
types of apartment units

Required number of visitor
parking spaces for a rental
apartment dwelling

0.20 visitor spaces per unit

0.15 visitor spaces per unit
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Zone Standards

Required RA4-1 Zoning By-
law Standards

Proposed RA4 Exception
Zoning By-law Standards
(based on Concept Plan

dated October 26, 2016) *

Minimum depth of a
landscaped buffer abutting a
lot line that abuts a
Greenlands zone

45m (14.7 ft.)

3.0m (9.8 ft.)

*The provisions listed are based on the preliminary concept plan and are subject to minor
revisions as the plan is further refined.
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Agency Comments

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

applications.

Agency / Comment Date

Comment

Region of Peel
(October 10, 2017)

The site does not have frontage on an existing sanitary sewer.
Servicing of this site may require municipal and/or private
easements.

Weather protected resident bike parking and dedicated car
share spots are recommended to be incorporated into the
design of the site.

The applicant is to update the Functional Servicing Report and
submit a single-use demand table.

It should be noted that waste collection will be front-end
collection. Additional information on turning radii and turning
movements and details of internal waste storage areas is
required.

Peel District School Board
(September 19,2017)

Dufferin-Peel Catholic
District School Board
(September 13, 2017)

The Peel Board of Education and the Dufferin-Peel Catholic
District School Board are satisfied with the current provision of
educational facilities for the catchment area in which the
subject application is located.

In addition, if approved, the Peel District School Board and
Dufferin-Peel Catholic District School Board will require certain
conditions to be added to applicable Servicing and
Development Agreements and to any purpose and sale
agreements.

City Community Services
Department — Parks and
Forestry Division/Park
Planning Section
(December 5, 2017)

In the event that these applications are approved, the
Community Services Department - Park Planning note the
following conditions.

In comments dated December 5, 2017, this Department notes
that the subject site is adjacent to City owned lands identified
as Meadowvale Trail (P-120). To support and protect the
health of the abutting greenbelt, as per the Zoning By-law
requirements, the greater of 5 metres or the required setback
from proposed underground parking areas shall be
maintained.

Prior to the issuance of building permits, for each lot or block
cash-in-lieu for park or other public recreational purposes is
required pursuant to Section 42 of the Planning Act
(R.S.0.1990, c.P. 13, as amended) and in accordance with
the City's Policies and By-laws.
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Agency / Comment Date

Comment

Securities for hoarding, fencing, and clean up works for the
adjacent Greenbelt lands will be required and secured through
the review of the site plan application.

City Community Services
Department — Culture
Division/Public Art
(September 15, 2017)

The City of Mississauga strongly encourages the inclusion of
public art in developments with greater than 10 000 m?
(107,642 sq.ft) in gross floor area, with the exception of non-
profit organizations and social housing. Public art helps create
vibrant public spaces and streetscapes, making the city a
place people want to live in, work in and visit. Public art refers
to artwork which is permanent or temporary, in any medium,
material, media or combination thereof that is planned and
executed with the specific intention of being sited or staged in
the public realm and accessible to the public, in general. Such
works are created, or managed, by a professional artist,
environmentally integrated or installed, and can be acquired
by the City through purchase, commission, or donation.

The applicant is encouraged to include public art near major
pedestrian walkway connections and/or to make a cash
contribution to the City’s Public Art Reserve Fund for the
inclusion of public art near the subject site. The suggested
contribution is equal to 0.5% (at a minimum) of the Gross
Construction Costs of the Development. The Gross
Construction Costs will initially be determined by the
Owner/Applicant, to the satisfaction of the Planning and
Building Department.

City Community Services
Department — Fire and
Emergency Services
Division

(November 8, 2017)

Fire has reviewed the applications from an emergency
response perspective and has no concerns; emergency
response time to the site and water supply available are
acceptable.

City Transportation and
Works Department
(October 30, 2017)

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

e Revisions to the Site Plan, Grading Plan, Servicing
Plan, Sections Plan and Garage Floor Plans;

¢ Reuvisions to the Noise Impact Study, Functional
Servicing Report and Traffic Impact Study;

e Provision of a detailed turning movement diagram;

e Provision of a letter of reliance for the Phase | ESA.

The above aspects will be addressed in detail prior to the
Recommendation Report.
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Agency / Comment Date

Comment

Other City Departments
and External Agencies

The following City Departments and external agencies offered
no objection to these applications provided that all technical
matters are addressed in a satisfactory manner:

Canada Post

Endbridge Gas

Rogers Cable

Enersource Hydro Mississauga

The following City Departments and external agencies were
circulated the applications but provided no comments:

City Realty Services
French School Board
GTAA

Trillium Health
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School Accommodation

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

Board

e Student Yield: e Student Yield:
18 Kindergarten to Grade 6 4 Junior Kindergarten to Grade 8
5 Grade 7 to Grade 8 3 Grade 9 to Grade 12
10 Grade 9 to Grade 12

e School Accommodation: e School Accommodation:
Settler's Green P.S. St. Teresa of Avila
Enrolment: 470 Enrolment: 388
Capacity: 501 Capacity: 527
Portables: 1 Portables: 0
Edenwood Middle P.S. Our Lady of Mount Carmel
Enrolment: 482 Enrolment: 1,551
Capacity: 504 Capacity: 1,320
Portables: 1 Portables: 16

Meadowvale S.S.

Enrolment: 1,152
Capacity: 1,497
Portables: 0

* Note: Capacity reflects the Ministry of
Education related capacity, not the Board
related capacity, resulting in the requirement of
portables.
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	OZ 17 010  OPA 107 - Notice of Passing.pdf
	1) set out reasons for the appeal;
	2) be accompanied by the fee in the amount of $300.00 payable to the Minister of Finance, and
	3) be accompanied by a fee of $300.00, payable City of Mississauga.
	4) Four (4) copies of the appeal package.
	MORE INFORMATION: A copy of the Official Plan Amendment and Zoning By-law in their entirety can be found at www.mississauga.ca/portal/cityhall/publicnotices or from Lorie Sterritt of the City of Mississauga, Planning and Building Department at (905) 6...




