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1.0 Introduction 

C.F. Crozier & Associates Inc. (Crozier) was retained by De Zen Realty Company Ltd. to prepare a 

Streetscaping Feasibility Study. The study will support the applications for the Official Plan Amendment 

and Zoning By-Law Amendment required to permit the residential development at 66 Thomas Street 

in the City of Mississauga, Region of Peel (the Site).  

 

The Site is located in a mixed use residential and commercial neighbourhood. The site currently 

features several low-rise commercial structures and an extensive paved parking area. The 

Streetscaping Feasibility Study has been completed for the site as required by the City of Mississauga 

and is in accordance with the Streetscape Feasibility Terms of Reference, May 2019. The purpose of 

the study is to demonstrate that the proposed development can accommodate the appropriate 

boulevard treatment within the public right-of-way and that the associated building setbacks are 

adequate on Tannery Street, Joymar Drive and Thomas Street. 

 

Enclosed Drawings SFS-P, SFS-S1, SFS-S2, SFS-S3 (Plan and Sections) reflecting the existing and proposed 

Utility Plan and Trench Location Plan in accordance with the City of Mississauga for the proposed 

design on Tannery Street, Joymar Drive and Thomas Street. 

 

 

2.0 Existing Utility Plan 

The utility plan package is based on the existing utility locations present along Tannery Street, Joymar 

Drive and Thomas Street. Information regarding existing underground utilities shown on the drawings 

is developed from the Sub-Surface Utility Investigation (SUE) Locates by Telecon dated December 9, 

2022. Refer to Appendix A for the SUE results by Telecon. 

 

Two cross-sections have been prepared along Tannery Street and Thomas Street and Three cross-

sections have been prepared along Joymar Drive to demonstrate compliance with the City of 

Mississauga Streetscape Feasibility Terms of Reference. All sections are in accordance with City 

policies and demonstrate above- and below-grade utilities.  

 

The following utilities/sewers are identified by the SUE investigation for each right-of-way: 

 

Tannery Street 

• 1650 mm Storm sewer 

• 375 mm Sanitary sewer 

Joymar Drive 

• 2” Gas Main 

• Bell & Rogers communication lines 

• Hydro conduit 

• 200mm Watermain 

Thomas Street 

• Bell, Rogers & Telus communication (telecoms) lines 

• Hydro conduit 

 

It is noted that, likely due to the age of the existing site, utility locations are not uniform or in typical 

locations. As such, existing utilities are located at various and inconsistent locations in each Right-of-

Way. Refer to Civil drawings SFS-P for plan view of the proposed site plan overlaid on existing utilities 

locations, and to drawings SFS-1-3 for existing conditions section views along Tannery, Joymar, and 

Thomas. 
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3.0 Street Tree and Soil Trench Locations 

Landscape drawings L104, L105 and L106 by Strybos Barron King depict the proposed street tree and 

tree trench locations along Tannery Street, Joymar Drive and Thomas Street. 

 

Per City of Mississauga Requirements, a cross-sectional area of 2.0 m x 2.0 m soil trench at a minimum 

distance of 0.75 m from the back of the municipal curb is typically required, however, due to the 

presence of existing underground utilities and overhead wires this cannot be met without conflict with 

existing utilities in several locations.  

 

There are various options in order to accommodate the conflicts: 

 

i) Do not plant street trees in conflict locations. 

 

ii) Revise the 2.0x2.0 m soil trench to avoid existing utilities, dimensions would typically be at 

shallower heights/depths and wider width (ex: 1.0 deep x 4.0m wide), which could also 

extend under sidewalk locations. 

 
iii) Relocate existing utilities to under proposed sidewalk areas, potential to utilize a ‘common 

trench’ for multiple relocations. 

 

It is noted that, option iii) regarding potential relocations is subject to utility provider designs and 

approvals. Due to the extent of existing utilities, full relocations of utilities could represent significant 

down-times in services to external residences and developments as well as incur significant costs and 

extended timelines. Utilities should be identified on a location-specific basis and only relocated if no 

other alternatives or options are feasible. 

 

Further collaboration with the City of Mississauga will be required to ensure requirements are being 

met given the Site constraints and implemented at the detailed design stage.  

 

Building limits (both at-grade and below-grade) along Tannery Street, Joymar Drive and Thomas Street 

are setback at various distances from the existing property line, all of which are at minimum 0.9 m. 

These setbacks provide adequate clearance to the subsurface tree trenches within the private site 

frontage which will allow for future maintenance. The building setbacks from the ROW limits are 

summarized below per the architectural Site Plan by SRM: 

 

Right-of-Way     At-Grade        Below-Grade 

Tannery St         8.2 m  3.2 m 

Joymar Dr                3.0 m  0.9 m 

Thomas St         11.8 m              11.8 m 

 

The Landscape Architect is responsible to specify trees that adhere to the above-grade street tree 

canopy clearances as shown in Figure 1 of the Streetscaping Feasibility Terms of Reference. 
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4.0 Conclusions 

Based on the results of Streetscaping Feasibility Study, the location of existing underground utilities and 

overhead wires in all three adjacent right-of-ways present conflicts with proposed street tree and 

typical soil trench locations. As such, alternative solutions should be explored in order to provide 

required street trees and soil volumes while minimizing conflicts and relocation requirements with 

existing utilities. 

  

 

Respectfully submitted, 

C.F. CROZIER & ASSOCIATES INC.        

      

       

 

 

Gamsa Sivanantham, P.Eng.  Rob Babic, P.Eng.  

Project Engineer Project Manager  
 
J:\1400\1419-DeZen Realty Co Ltd\6615 - Centre Plaza\Reports\SFS\6615_Streetscaping Feasibility Study.docx 
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