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607074 Ontario Limited C. Tzekas™
City of Mississauga M. Kemerer*
Lisgar Development Ltd., Gary S. Zorbas

Uhlman, Steve and Dina Makridis,
Steve Zorbas

DECISION DELIVERED BY H. JACKSON AND ORDER OF THE BOARD

[1]  The City of Mississauga (the “City”) Council on July 2,'2014, adopted Official
Plan Amendment No. 9 (“OPA 9”) and implementing Zoning By-law Amendment No.
0194-2014 (“ZBLA”) for the Clarkson Village area. OPA 9 was the outcome of the
Clarkson Village Study undertaken for the area. Pursuant to the Planning Act, appeals
were filed by RioCan (Clarkson) Inc. (“RiocCan”); Lisgar Development Ltd., Gary
Uhlman, Steve and Dina Makridis, and Steve Zorbas (the “Appellants”); due primarily to

the height restrictions imposed by OPA 9.

[2] 607074 Ontario Limited (the “Satellite Restaurant”) was added as a party to this
matter at a previous prehearing conference (*PHC”) to resolve an omission that was

made when OPA 9 was approved.

[3]  Three matters were before the Board at this hearing; the RioCan appeal for its
property located at 1865 Lakeshore Road West, the Satellite Restaurant housekeeping
matter, and the appeals by the parties represented by Mr. Zorbas. These Appellants
own various properties on the south side of Lakeshore Road West between 1672 and
1728 Lakeshore Road West. There were many participants who attended the previous
two PHCs and this hearing.

[4] The Board was advised that RioCan had resolved its issues with the City, and
that RioCan would lead land use planning opinion evidence provided by Glenn Broll to

support resolution of the matter. The Appellants represented by Mr. Zorbas remain
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opposed to the height restriction for their properties and summoned John Hardcastle to
provide land use planning opinion evidence to support their appeals. Mr, Hardcastle
was the City planner responsible for the Clarkson Village Study that recommended a
height restriction of 4 to 6 storeys for the area of the Village where their lands are
located. Council did not accept that recommendation and approved a height restriction
of 2 to 4 storeys for the subject area. Franco Romano was retained by the City to
provide land use planning opinion evidence in support of Council’s decision. Mr.

Romano also provided evidence in regards to the Satellite Restaurant matter.
CLARKSON VILLAGE STUDY AND OPA 9

[5] This study was initiated in 2005 at the local councillor's request for an updated

planning vision for Clarkson Village. The purpose of the Clarkson Village Study was:

to establish a community based vision for the Village and create a planning framework
from which the main street along Lakeshore Road West in Clarkson Village can become
the ‘heart’ of the community by creating a desirable, functional, attractive and identifiable
‘place’.

The vision articulated at the outset by the stakeholder group stated:

Clarkson Village will transition into a pedestrian friendly and transit supportive community

full of activity places and gathering places, with a mainstreet atmosphere found amidst

new, contemporary, mixed-use development paying tribute to the Village's heritage and

character.
[6] The study was lengthy. Phase 1, from 2006 to 2009, the Background and Public
Engagement component, identified Port Credit, Streetsville, Oakville, and Bloor West
Village as case studies of locations with vibrant main streets. The Phase 1 study used
these case studies to describe desirable building height and built form conditions for the

Village.

(7] The Canadian Urban Institute (“CUI") undertook an external review of the Phase
1 study, dated November 2, 2007, and provided in evidence at Exhibit 2, Tab 18. This

study had as one of its conclusions:



4 : PL140799

In most cases in Clarkson, the costs of acquiring land and clearing it to méke it ready for

development will be significant enough that allowing density will be the only way to make

a positive impact on the built form of Clarkson Village. It is this incentive that makes

allowing mid-rise the clear best choice for making the area attractive to developers.
[8] Subsequently, N. Barry Lyon Consultanis Limited undertook a Market & Financial
Feasibility Analysis Reporting Letter, dated May 21, 2009, provided in evidence at
Exhibit 2, Tab 19. The analysis examined four development scenarios and concluded

that for the analysis of a 3 storey building with retail at grade:

Our analysis illustrates that a building of three storeys in height with at-grade retail and
surface parking would be viable given the strong potential for higher than average
revenues from the surrounding affluent market. '

[9] In August 2010, Phase 2 of the study delineated four Character Areas within the

Clarkson Village Community Node. From west to east these are:

o West Village Gateway
o  Quter Village Core -
» Village Core

o FEast Village Gateway

[10] The Clarkson Village Study OPA 9 figure provided as Exhibit 4 in this hearing
provides the outline of the Clarkson Village Community Node Area and the Character
Areas, based on either distinct built form characteristics or locational characteristics.

The approved height in storeys for these lands is also shown.

[11]  The West Village Gateway is near the GO Station and is delineated from the
Outer Village Core by a rail spur line. The Satellite Restaurant site is within the West
Village Gateway. The RioCan property is at the western extent of the outer Village
Core. The properties owned by the Appellants represented by Mr. Zorbas are also
shown on this figure. These are on the south side of Lakeshore Road West within the
Village Core. The Quter Village Core and the Village Core generally coincide with the

mainstreet commercial area. These areas contain more of the traditional low-rise
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mainstreet built form of 2 storey mixed use deVeIopment consisting of ground floor retail

commercial and upper floor residential and/or offices.

[12] The summary from the Phase 2 study included:

Moderate intensity sites are generally those in the Village Core and Outer Village Core
areas. These are large parcels of land which can accommodate more intensity of
development. The maximum building hsight in these areas shall be 6 storeys. Where
building heights exceed 3 storeys, step backs from the street will be required to maintain
sun exposure and minimize any microclimatic impacts. The maximum FSI of the
residential component for buildings in these areas shall be 2.0. At grade buildings are to
include small scale retail and office uses consistent with the existing “Mainstreet Retail
Commercial”’ permissions. Office uses are encouraged within the second and third levels
and residential on all higher levels.

[13] The Planning and Building Staff report of June 4, 2013, went to Council's
Planning and Development Committee meeting of June 24, 2013. This report

recommended approval of the OPA and ZBLA and for the Lakeshore Road West —
Clarkson Village Study area. This report stated:

It was generally concluded that additional height and density were necessary to
encourage redevelopment. Without additional as-of-right permission, changes to the
economic conditions in the area would be necessary before redevelopment would occur.
Without policy change, there would be no incentive to redevelop existing strip plazas in
the Village that are currently dominated with parking areas located between the buildings
and the street line.

[14] Ultimately, staff recommendations were adopted with the exception that the
maximum building heights within {he Outer Village Core and the south side of the
Village Core be reduced from 6 storeys to 4 storeys, and that the maximum building
heights on the north side of the Village Core be reduced from 4 storeys to 3 storeys.
These changes were made as a result of a motion put forward by the local Councillor.
OPA 9 and the implementing ZBLA that include these changes were adopted by
Council on July 2, 2014, .and were provided in evidence as Exhibit 1, Tabs 5 and 6

respectively.

[15] OPA 9 has since been modified, and the version being sought for approval at this

hearing was provided at Exhibit 1, Tab 8, provided as Attachment 1 to this decision.
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This version includes the changes made to incorporate the Sateliite Restaurant site and
the changes to incorporate the settiement in regards to the RioCan property. Other
changes that were made as a result of housekeeping matters and minor corrections are
also included.

[18] The implementing ZBLA has also been modified to include the RioCan
settlement, and to correct stylistic changes. The ZBLA was included in evidence as

Exhibit 1, Tab 8 and is provided as Attachment 2 to this Decision.

SATELLITE RESTAURANT PROPERTY

[17] "Mr.A Romano described the situation regarding the Satellite Restaurant property
located in the West Village Gateway area. The development proposed for the Satellite
Restaurant site was approved by the Board in its final Order of November 8, 2013. The
resulting OPA 121 for these'lands was included in the Mississauga Official Plan (the
“MOP”} by Board Decision of September 26, 2013. However, OPA 121 was
inadvertently not imported into OPA 9 when it was adopted by City Councit on July 2,
2014. OPA 121 permits a height of 15 storeys; however a maximum height of 4 storeys

is permitted on the lands under OPA 9, as shown on Exhibit 4.

[18] The West Village Gateway area has a number of properties with permission for
greater intensity than the Village Core area. For example, the Satellite Restaurant
property is adjacent to a site with 15 storey approval, and opposite the road on the
south side is approval for 17 storeys. Mr. Romano testified that in his opinion the
inclusion of the Satellite Restaurant lands in the revised OPA 9 as Special Site 5 for 15
storeys, as provided in Exhibit 1, Tab 8 (provided as Attachment 1 to this decision), is

appropriate and reasonable as it incorporates a previous Board approval.

[19] The Board accepts Mr. Romano’s planning opinion and finds that it is appropriate
and good planning to include Satellite Restaurant property as Special Site 5 lands in the

revised OPA 9 provided in Exhibit 1, Tab 8 (provided as Attachment 1 to this decision).
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RIOCAN PROPERTY

[20]  Mr. Broll provided background to the RioCan site. He said this property has the
opportunity for redevelohment due to its large size of about 4.65 acres. The site has
about 500 feet frbntage on Lakeshore Road West and is about 400 feet deep. ltis
currently occupied by an “L” shaped commercial plaza with parking in front adjacent to a
McDonald’s drive-through restaurant to the east. The lands are designated Mixed Use.
Commercial and office uses are encouraged on the ground floor and residential uses
are encouraged on the upper floors. The lands are zoned C4 Main Street Commercial

Zone which promotes buildings at the street edge.

[21] Mr. Broll was retained in 2006 by RioCan for a development application that was
to consist of an 8 storey senior housing facility with a 1 storey retail component. The
development was in partnership with the adjacent McDonald’s which was fo be moved
to the front of the lands to provide for more of a main street character. The plan also
incorporated a privately owned public square at the southeast portion of the site.
Ultimately, the application was abandoned because the senior's housing partner
withdrew. Interim pérmissions had been granted by the Board for the'proposed

development that have since expired.

[22] M. Brdll explained that when Council approved OPA 9 in July 2014, the floor
space index (“FSI”) range permitted for this location was 0.5 to 2.0 and the height
permission was reduced to 4 storeys. Mr. Broll said that the City and RioCan have now
agreed upon changes for this site that include a change to the FSI range to be 0.5t0 2.5
and an increase to the maximum building height to be 2 to 8 storeys, as provided in-
Map 14-2.1 in the revised OPA 9 provided in Attachment 1.

[23]  Mr. Broll described the C4-67 Exception in the ZBLA for the RioCan site as
provided in Attachment 2. The changes highlighted by Mr. Broll are Regulation
6.2.5.67.3 that allows the one permitted large store to remain, the residential FSI of 2.5,

the maximum height of 8 storeys; the requirement for 60% glazing, and a reduced
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parking requirement. He said the s. 37 Public Benefits Contribution are included in the
proposed ZBLA and include lay-by parking along Lakeshore Road West, a public urban

square, and a public easement for access to the MacDonald’s.

[24] Mr. Broll's opinion is that the site spécific policiés for this site are reasonable as
this ailows for some recognition for approval that occurred for the site in the past. He
said that 8 storeys is an appropriate height as there is a cascading of building heights
from the west to the lower heights in the east. An FSI of 2.5 is within the scope of a
main street commercial development, and allows for a bit more development within a
reasonable range. Mr. Broll said that this development helps with the intensification
targets provided in the Growth Plan of the Greater Golden Horseshoe (the “Growth
Plan”), and assists with the official plan policies for the efferctive use of lands and the

provision of alternative housing forms. -

[25]  Mr. Broll said additional height'and density are appropriate in this instance, and
provided support for this opinion based upon policies within the MOP. For example, the
Clarkson Village Community Node is an intensification area as provided in s. 5.3.3.3 of
the MOP. lt is also defined as a Corridor due to Lakeshore Road West, as provided by
s. 5.4 of the MOP. Corridors are subject to a minimum height of 2 storeys unless a
character area study has been done, where the height can be altered, such as in this

case.

[26] Section 5.5 of the MOP states that;

Intensification Areas will be attractive mixed use areas, developed at densities that are
sufficientty high to support frequent transit service and a variety of services and
amenities. It is expected that more efficient use of land within Intensification Areas will
occur as single storey buildings and surface parking lots are replaced with multi-storey
developments and structured parking facilities.

Mr. Broll states that this is a logical policy when considering redevelopment on the

subject lands.
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[27] Two residents spoke in opposition to the development on the basis that Council
approved a maximum of 4 storeys in this area, and that therefore the 4 storey restriction
should be maintained.

[28] Based on the uncontroverted opinion evidence of Mr. Broll and the agreement
with the City, the Board is satisfied that the proposed development of the RioCan lands
(Site 6), as outlined in OPA 9 in Exhibit 1, Tab 8 and the ZBLA in Exhibit 1 Tab 9,
provide appropriate site specific standards that maintain and conform to the MOP. The
Board finds that the approval of these instruments with respect to the RioCan lands

represents good planning.
APPELLANTS REPRESENTED BY MR. ZORBAS

~[29] The Appellants represénted by Mr. Zorbas oppose the height restriction of 4
storeys on their lands. They submit that the recommendations put forward by the
planning staff in the Phase 2 study were based on detailed work over a number of years
and were supported by the findings of the Final Clarkson Village Study, and conform to
the Grdwth Plan, Mississauga’s Strategic Plan, Mississauga’s Official Plan and Growth
Management Strategy, and the study was supported by a profeséional peer review
completed by CUL

[30] The Appellants submit that the motion put forward at the Council meeting to
restrict the maximum height to “4 storeys from 6 storeys” was conducted without any
planning rationale, and after 10 years of consultation, this is “unacbeptable and
conceming”. To support their position, the Appellants summoned Mr. Hardcastle to
provide his planning opinion with regard to the Clarkson Village Study and the resulting
recommended building heights,

[31] Mr. Hardcastle provided evidence to support the final conclusions of the study
and his recommendations with respect to the building heights for the Village Core. He
said that Clarkson Village is identified as an intensification area and that there is

significant opportunity to achieve increased dénsity along Lakeshore Road West. He
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said the location is well served by transit, including the bus along Lakeshore Road West
and the GO station beyond the westerly extent of the area. He said that MOP Figure 5-
5 shows that community nodes are capped at 4 storeys, but local studies can direct how

a community node will develop.

[32] Mr. Hardcastle testified that in this study, staff looked at tangible performance
criteria. He described the work that was undertaken to determine that 6 storeys could
provide sufficient sunlight and a comfortable pedestrian realm. He said that within the
Village Core, if the upper floors of the buildings are setback, then the objective of
maintaining sky view and the main street feel can be aohievgd. This also supports
walkability in a transit area, and provides for appropriate transition to the higher heights
in the West Village Gateway character area. The 6 storey height‘would allow for some
intensification while siill balancing other interests; and, this height meets the policy
framework of the MOP, the Growth Plan and the Provincial Policy Statement 2014
(“PPS™).

[83] Mr. Hardcastle testified that he was conﬁdeﬁt that the conclusions and

recommendations represented good planning in regards to the report that went to the

- June 23, 2014 meeting. He said that specifically in regards to the properties under

appeal, that at 6 storeys, these lots would result in development compatible with the

area. He said the variable lotting pattern and variability in height would be compatible

with the area, as it not necessary to be “the same as” to be compatible, as each of

these lots at 6 storeys would by sympathetic in this eclectic area.

[34] Under cross-examination, Mr. Hardcastle acknbwledged that the local Councillor
did not support a 6 storey height, and supported the desire of the stakeholders who
wanted a 2 to 3 storey limit to reflect the human scale and encourage a main street feel.
His view is that additional height and density could be accommodated without offending
the main street feel; by stepping back the upper storeys and having good design. He

said the additional height helps to meet the policies for intensification, and the additional
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population density helps to create the commercial demand and vibrancy. He said the

extra height and density are achieved without impact.

[35] Mr. Romano’s opinion is in contrast to that of Mr. Hardcastle. He said the heart
of the village has a modest built form character, and currently in this part of the village,
no buildings are above 2 storeys in height. The MOP policy framework provides for
context sensitivity, and to respect and reinforce the existing low rise character in the
community nodes. The MOP explicitly states a maximum of 4 storeys are permitted in a
community node, and if there is deviation, a study is required. Mr. Romano said the
community node policy in the MOP and in OPA 9 is intended to ensure that the form
and intensity of development complements the existing character that allows a mix of
land uses and provides for a modest intensification opportunity. He said that Councif
made the decision to provide for low rise bUiit form with modest intensification in the
Core lands. This is important for the character of the village and the interface with the
low density residential usés that abut the lands to the south and north. He also said the
Village Core is well beyond 500 metres from the GO station and therefore is not within

the transit core.

[36] When considering the case studies, Mr. Romano said each of these provides for
vibrant active places that have a main street with buildings at 2 1o 3 storeys in height.
Mr. Romano testified that the lower rise built form that reinforces the low rise built

character of the area is important to the residents of the study area and stakeholders.

[37] His view is that the CUI espoused a midrise form of development, in the order of
6 storeys, based on a perceived economic consideration to attract development.
However, the Lyon report said that a 3 storey height was supported economically.
Nevertheless, his view is that the economic incentive for redevelopment should not

outweigh good planning principles for development within the Ciarkson Vilfage Core.
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RESIDENTS’ CONCERNS

[38] A number of residents provided evidence at the hearing in opposition to the 6
storey request for the Appellants’ lands. These residents expressed the great desire to
achieve a vibrant, friendly main street, and one that is complimentary to the human |
scale; saying that it should be no higher than 4 storeys. These residents spoke to the
process that resulted in the adoption by Council of the 4 storey limitation, and
expressed that this is the outcome that the residents were happy with. Only one
resident spoke in support of the Appellants request for 6 storeys, noting that the
economic incentive to redevelop to 4 storeys may not be sufficient to provide for any

redevelopment,
ANALYSIS AND FINDINGS

[39] In this matter, the Board prefers the evidence and opinion of Mr. Romano. The
decision made by Council to restrict the height on the south side of Lakeshore Road
West in the Village Core to 4 storeys rather than the 6 storeys recommended by staff
was not unreasonable. Mr. Hardcastle acknowledged that the local Councillor did not
support the 6 storey height for this portion of the Community Node during the

community consultation.

[40] The Board finds that the permissions in the ZBLA and OPA that would allow 2 to
4 storeys on the south side of Lakeshore Road West in the Village Core provides for
modest intensification that is consistent with the PPS, conforms to the Growth Plan and
implements the MOP policies that encourage context sensitivity. As testified by Mr.
Romano, considerable density is allocated to the West Village Gateway character area,
and this density will assist in meeting the intensification goals of these policy

docurents.

‘[41]  Mr. Hardcastle's evidence was that permission for a 6 storey height was
required in order to provide sufficient economic incentive for redevelopment to occur.

However, on this issue, the Board agrees with Mr. Romano’s opinion that the economic
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incentive for redevelopment should not outweigh good pianning principles. in this

situation, the Board finds that the policies of the MOP that encourage context sensitivity

requires that new development respect and reinforce the existing historical community

node character that is low rise in scale along this portion of the Community Node.

[42] The restriction to 4 storeys meets the objective of the stakeholders which is to
create a vibrant main street. The change should build upon the existing context, and in
a manner similar to the case studies that relied upon main streets with buildings at 2
storeys. The Board finds that OPA 9 and ZBLA 194-2014 accommodate intensification
appropriate to the Village Core character and low density residential character interface,

particularly to the residential area to the south.

[43] The existing Core has a low rise built form of 1 to.2 storeys. The Appellants’
request for 6 storeys is inconsistent with the existing and planned physical context for
the Village Core. To allow 6 storeys for the individual properties would be inconsistent
with the comprehensive framework adopted by Council to achieve a cohesive street
scape for the south side of Lakeshore Road West within the Village Core. It would be
an undesirable streetscape to have a cap at 3 storeys on the north side of Lakeshore

Road West and scattered individual properties at 6 storeys on the south side.

[44] The Board finds that the proposed OPA 9 and implementing ZBLA, as provided
in Attachments 1 and 2 respectively, conform to the MOP community nodes pblicies, the
intensification policies and the urban structure. These instruments accommodate
appropriate intensification opportunity for the Appellants’ lands in a manner best suited
for their location. The requested relief by the Applicants for 6 storeys, as testified by Mr.
Romano, would provide for a disjointed unharmonious streetscape, particularly given
that the north side of the street has a height restriction of 3 storeys. The Board finds the
requested relief by the Appellants should not'be approved.
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ORDER

[45] The Board allows in part the appeal by RioCan and approves the settlement
reached with the Satellite Restaurant property and the City. OPA 9, as provided in
Attachment 1, and the implementing ZBLA, as provided in Attachment 2, are approved.
These instruments incorporate the settiements reached regarding the Satellite

Restaurant property and the RioCan property.

[46] The appeals by Lisgar Development Ltd., Gary Uhiman, Steve and Dina
Makridis, and Steve Zorbas are dismissed.

"H. Jackson”

H. JACKSON
MEMBER

If there is an attachment referred to in this document,
please visit www.elto.gov.on.ca to view the attachment in PDF format.

Ontarioc Municipal Board
A constituent tribunal of Environment and Land Tribunals Ontario
Website: www.elto.gov.on.ca Telephone: 416-212-6349 Toll Free: 1-866-448-2248
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BURPOSE

The purpose of this Amendment Is to change the boundary of the Clarkson Village
Community Node and the Clarkson-Lorng Park Nelghbourhood Character Areas,
add Precinct policies, transportation policies, emend land use designation polictes
and tc delete, amend and add Special Site policies,

LOCATION

The lands affected by this Amendment are located on the north and south sides of
Lakeshore Road West between Southdown Road and Birchwood Park,

BASIS

The subject lands are located in the Clarkson Village Community Node and
Clarkson-Lorne Park Nefghbourhood Character Areas, and form part of Mississauga
Official Plan, which came into effect on Navember 14, 2012, save and except for
those policies and land use designations which have been appealed to the Cntaria
Municipal Board.

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

1 The proposed amendments to Mississauna Official Plan - Clarkson Village
Community Node and Clarkson-Lomne Park Neighbourhood Character Areas
meet the overali intent, goals, objectives and policies of Mississauga Official
Plan and wlll help direct the form of future development for the Clarkson
Village L‘cmn?unity Node, |

2. The proposeri a{mendments establish & land use vision for the Clarkson !
Village Community Node Character Area and address compatibility concerns
from develapmant in the Village onto adlacent residential lands and the
public realm.
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DETAILS OF THE AMENDMENT POLICIES R v

. Section 141 Community Nodes is hereby amended by deleting Map 14-1: City
Struchige ~ Community Nodes and replacing it with the following:

2. Map 14-2; Clarkson Village Commnity Node Character Area is hereby deleted

and replaced with the following:
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3. Section 14.2.1 Urban Design Policies, Section 14.2.2 Transportation, and
Section 14.2.3 Spedal Site Palicies are hereby deleted and replaced with the
following:

.21 Urban Deslgn Policles
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Map 14-2.1: Precinct Areas - Clarkson Village Community Node

14211 Clarkson? Village Community Node is to tra'nsition into @ pedestrian
friendly and transit s]’upportive community full of activity places and gathering

spaces, with a mainstreet atrmosphere found amidst new, contemporary, mixed use, :

development paying tribute to the Village's heritage and character.

14.21.2 The Clarkson Village Community Node will be the focus of activity for
the surrounding Clarkson-Lorne Park Neighbourhood, combining residential uses,
cultural activities, shiopping, dining, commerce and recreation.

14213 Pracincts have been identified as Shomm on Map 14-2.1: Precinct Areas -
Clarkson Village Community Node, to reflect the character of different areas and
permitted heights within the Community Node.

14.2.14 Development will be compatible with and enhance the Village
character as a distinct established community by integrating with and transitioning
to the adjacent Clarkson-Lome Park Neighbourhood.,
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14215 Development will incorporate a high level of urban design, padestrian
amenity, landscaping and will be of a tompact form to ensure a strong sense of
piace, a high quality streetscape and reinforce the Clarkson Village Community
tode as the centre of activity for the area,

14216 Development wilt be in accordance with minimum and maximum
height limits as shown on Map 14-21; Precinct Areas - Clarkson Viflage Community
Node.

14.2).7  Built form wilf be located close to the street, with a two to three storey
streatwall. Where addit'rona‘ height is permitted, it will be stepped back from the
streetwail to minimize shadowing, maximize skyviews, maintain a desirable
streetscape and ensure new development is consistent and compatible with the
existing building fabric.

218 Where mixed use buildings are proposed, non-residential floor space
will ke extluded from the calculation of Foor space index (FS1).

14219 Mew development along Lakeshore Road West will be located close to
the street and promote a continuous streetwall,

2110  On-site parking will not be perrnitted between the strestwall and the
street.

2111 | Mississauga will encourage on-street lay-by parking and the provision
of well lit, on-site parking focated at the rear of buildings with clear visibility and
sight lines through to Lakeshore Road West.

;
Historic Village Precinct '—

?
142112  New develnpmint will encourage 5 pedestrian oriented streetscape
and a walkable community, preserve elements along the edge of Turtle Creek to
connect to the parking areas and the shopping street and to encourage the visual
enjoyment and surveillarice of this natural creek feature.

142113  Residential uses will pot be permitted on the ground floor adjacent to
| akeshore Road West.

142114 Large format retail developrnent will be discouraged,
#2115  Lands located at the northwest corner of Lakeshore Road West .and

Clarkson Road Morth are encouraged to redevelop as a focal point of the Clarkson
Villzage Community Node.
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142116  Within the Core area, as shown on Map 14-2: Clarkson Village
Community Node Character Area, required paridng far new development with 3
floor space Index (FS1) greater than 1.0 will be withln an underground struciure,

142177 Within the Outer Core area, as shown on Map 14-2; Clarkson Village
Comimunity Node Character Area, required parking for new development witira
floor space index (F51) greater than 1.0 will be within a parking structure iocated
either above or below grade. Where an above grade structure js provided, it will be
located to the raar of an active building facade, will be no more than two storeys In
height and will not be visible from public roads. Where above grade parking
structures are visible from adjacent lands, they will utilize appropriate finish
materials and be of 3 high architecturai quality.

West Gateway Precinct

142118  New development will maintain the existing height transition with the
highest built Form at the west end, closest to the Clarkson GO Transit Station, and
lowest building heights &t the east end, adjacent to the CN Rail overpass and the
Historic Village Precinct.

142119  Mixed use buildings will be located close to the street to ensure a
pedestriar criented environment,

142120 Mississauga will encourage a symbolic gateway feature on Lakeshore
Road West, east of Southdown Road to defing the entry and exit from Clarkson
Village Community Node.

East Gatgwéy Precinct | : i
14.2.1.21 | Mississauga will encourage a symbolic gateway feature on LaLeshore

Road West, wast of Johnsor's Lane to define the entry and exit from the Ciarkson

Village Commiunity Node,

2122 At grade, streei refated retail, cnmm'en:iali restaurants and office uses-

are encouraged, Mixed use buildings will be located close to the street to ensure a

pedesiran oriented environment.

4.2.2 Land Use

14.2.21 Notwithstanding the policies of this Plan, drive-through faciities wilk
not be permitiad,
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1423 Transpostation, Access and Parking

14231 No major changes to Clarkson Road will be undertaken except minor

channelization, reconstruction, bus-bay construction, and Improvements of a
similar nature.

14232  Notwithsianding the classification of Clarkson Road, this road will be
limited to no more than twa through fanes.

14233  Mississauga will encourage and promote better utifization of the
existing parking inventory within the Clarkson Village Community Node through
discussions with the members of the Clarkson Yillage Business Improvement Area.

234 Development within the Clarkson Village Community Node will
implement the general intent of Map 14-2.2: Access Management Plan - Clarkson
Village Community Node Character Area and will:

a. efiminate and/or cansolidate vehicular access connections to and from
Lakeshore Road West to reduce vehidle tuming movements onto and direct
traffic tewards signalized intersections;

b. facllitate the creation of a2 publicly accessible laneway system by granting public
use saserments over inkternal driveways to facilitate acrcess to and frora abutting
Jands to the east and west and to consolidate vehicular access connections to
{ akeshore Road West; '

¢. contribute a proportionate share towards the construction of a continuous
| centre median along Lakeshore Road West and

d.| where the ultimate condition cannot be acclummodated intesim slalutmns wili be
accommodated to ensurs that vehicular access rights are maintained and
appropriate interirn agreements will be executed to ensure the ultlmate
condition will be achieved.



Kinp 14-2.2 2 Access Mensgerwnt Plany Clerkacn Villegs Comemunity Hode Charactss Arsa

14235 Where surface parking is being provided at the rear of buildings,
communal parking spaces accessed from the public laneway system will be
encouraged.

14236  Through the development review and approval process, developers
will be responsible for the construction of on-stréat lay-by parking in ccordance
ith the Clarkson Village Transportation/Urban Design Study - Final Report.

14237 A dedicated cycling route will be provided along Lakeshore Road
Woest. :

14.2.4 Speclal Site Policles

There are sites within the Character Area that merit spetial attention and are
subject to the following policies. '
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142410 Site 1

142411 The lands identified as Special Site | are located on the north side of
Lakeshare Road West, east of Clarkson Road. '

142412 Notwithstanding the provisions of the Residential High Density
designation, the following additional policies wilt appty:

a. the maximum ﬂao;rspace Index (FS1}will be 1.B;
l

b. office and cemmercial uses will be perrthted.
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14242  Site2

[ sasam  avemue
3|

@l  cuR

LET ) e

142421 The lands identified as Special Site 2 are located on the east side of
Southdown Road, north of Lakeshore Road West,

14.242.2 MNotwithstanding the policies of this Plan, the maximum permitted
number of apartment dwelling units will be 424,

4243 Site3 ‘

CINH T




142431  The lands identitied as Special Site 3 are located on the north side of
Lakeshore Road West betwesn Birchwood Park and Clarkson Road North.

142432 Thelands are encumbered by slope stability ksues essociated with

.Turtle Creek Satisfactory technical reports addressing these issues are required

priar to any development of these lands,

4244  Sited

FLETCHER

f

| i

142441 The lands identified as Special Site 4 are located on the southeast
corner of Lakeshore Road West and Southdown Road, r}

142442 Notwithstanding the policies of this Plan, a maximum of two detached
dwellings will be permitied.
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14.245

14.2.451 Thelands identified as Special Site 5 are located on the northeast
corner of Lakeshore Road West and Walden Circle.

14.2.4.52 Notwithstanding the policies of this Plan, a IS storey apartment
. bullding with a maximum feor space Index (FSI) of 33 wili be permitted,

4245  Sieb

| C peeow? N T oavE \L ‘

BALSAM AYENOE

14.2.4.61 The lands identified as Special Site 6 are iocated on the north side of
Lakeshore Road West, west of Clarkson Road North and east of the raitway tracks,
and are municipally known 35 1865 Lakeshore Road West.



142462 Notwithstanding the policies of this Plan, existing uses will be
permitted as they existed on the day these policies come inte effect in their current
location. Alterations and minor axpansions to existing uses in thedr current
location/confrauration will be permitted.

142463 In accordance to Map 14-22: Access Management Plan - Clarkson
Villzge Community Node Character Area within the policies of this Flan, a publicly
accessible driveway easement will be provided to facilitate laneway access
between 1865 Lakeshore Road West and the fands municipally known as 1829
Lakeshore Road West

142464 Notwithstanding the policies in this Plan, the following additional
policies will apply to development:

a. the maximum residential foor space index (FSDwill be 2.5; and

h, the maximum height will be eicht storeys

121



4, Section 16.1 Neighbourhoods is hereby amended by deleting Map 16-T City
Structure - Neighbourhoods and replacing it with the following:
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5. Section 16.5 Clarksan-Lorne Park js hereby amended by revising the special
site numbers on Map 16-5: C|arks$n-l.orne Parl( Neighbourhood Character Area
in accordance with the changes to the Special Site Policies.

6. Section 16.555 Site 6 is hereby deleted.
7. Section 16.5.5.10 Site 10 is hereby deleted.

8. Scheduwle 1 - Urban System of Mississauga Official Plan is hereby amended as
follows:

a. by changing the boundaries of the Clarkson Village Community Node and
Clarkson-Lorne Park Neighbourhgod Character Areas as shown on Map "A" of
this Amendment; and

b. by removing a portion of the Green System as shown on Map "A".

g, Scheduls 1k - Urban System - City Structure of Mississauga Official Plan is
hereby amended by changing the boundaries of the Clarkson Village
Community Node and Clarkson-Lorne Park Neighbourhood Character Areas as
shown on Map "B* of this Amendment,
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10. Schedule 2 - Intensification Areas of Mississauga Official Plan is hereby
amended by changing the boundaries of the Clarkson Viliage Community
Node Character Area & shown on Map "C* of this Amendment.

N. Schedule 9 - Character Areas of Mississauga Official Plan is herebhy emended
by chanaing the boundaries of the Clarkson Village Community Node and
Clarkson-Lorne Park Neighbourhood Character Areas as shown on Map "D of
this Amendment. :

IMPLEMENTATION

Upon receipt of the Ontario Municipal Board's Final Order, Mississauga Official Pan

wili be amended in accordance with the Order, which will then farm part of

Mississauga Official Plan. The lands will be rezoned as part of the sams Board
Order. ’

{INTERPRETATION

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

This Amendmestt supplaments the intent and pollcies of Mississauga Officiat Plan.

http;r’/leamsitesmfssissaugi:a/sitesﬂEfmﬁpafmupa Srevision for omb.mcep doeximee
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ATTACHMENT 2 PL140799

SCHEDULE "A" TO

ONTARIO MUNICIPAL BOARD OMB File No. PL140B00

ORDER DATED OMB Case No. PL14079%
{RioCan (Clarkson) Inc.)

1. By-law Number 0225-2007, as amended, being a City of Mississauga Zoning By-law, is

amended by deleting Exception Table 6.2.5.11 and substituting the following therefor:

6.2.5.11 Excépfion: Cd-11 ~ |Map # 10 By-law:

In a C4-11 zone the permitied uses and applicable regufations shall be as specilied fora C4
zone except that the following uses/regulations shall apply:

Additiona! Permitted Uses

6.2.5.11.1 (1)  Harizantal Multiple Dwelling

(2)  Motor vehiele service station and motor
vehicle wash fucility - restricted legally
existing on the date of passing of this By-law

Uses Not Permified

|
: |
6.2.5.112 (1)  Retail store greater then 600 m? gress floor ‘
area - non-residential
(2)  Parking Lot

Regulations

625113 Maximum floar space index - residenttal 2.0
625114  Minimum front yord | 0.6 m
625115 - Minimum exterior side yard 0.6m
6.2.5.11.6 Minimum interier side yard abutting lands zoned 75 mplus 1.0m
Residential or Greenbelt for each additional

1.0 m of bullding

hefght or porien

thereof, exceeding
10.0m

Page 1 of 14



6.2.5,11

Exception: C4-11 Mep # 10 By-law:

625117

Minimum rear yard abulting lands zoned Resideniial
or Greenbelt

for cach additional

theread, exceeding

Fimplus 10 m

1.0 m af building
licighi or pariion

10.0 m

625118

A moiniminm of 75% of the fivst storey of any building
or strusture shall conlaia commerscial wses whete i as
a streciwall fncing Lakeshore Road Wesl

62.511.8

Marimum height

4 stureys

6.2.5.11,10

-Minimum first storey height messured from the finished

floor of the first sterey o the underside of the finished
ceiling

45m

6.2.5.11.1%

Minimum setback fram ihe froni exterior face of fhe
third storey 1o the front exterior foce of the fourth sierey
of a huilding or structore

alm

6.2,511.12

Minimuim length of a streetwall along Lakeshore Road
West where there is driveway rccess (o a sirget

T0% of int
ironinge

6.2.5.11.13

Minimuwm length of a streetwall slong Lakeshore Road
West where thers is no driveway access to 8 street or
ibe drivewny access to p street is shercd with an
abutting progerty ot

i
| r

20% eflof
frontage

6.2.5.11.i4

|
Non-residential uses lc#ted on ihe firet storay shall
have the mzin front enirance facing Lakeshore Road
West

6.2.5.11.15

* Minimum peroentage of glazing of the fivst siovey ol a

strepfivall

60%

6251116

Minimum number of parking spaces per 100 m gross
fioer area - non-residential for a retsh store, animal
care esiablishment, persensl service establshment,
repair establishment or office, provided (hat the grass
floor avea - non-residential is less than or equal o
300 m”

10

6.2.511.47

Where the floor space index - residential is greater than
1.0, required parking shall be provided within a parking
structuye located either above or below prade

6251118

Maxirmum height of en above grade parking struzture

2 storeys

—,

%



134

62511  (Exception:CA-11 ~ |Map#10 " | Bydew:
6.2.5.11.19  Above grade parking structures adjacent 1o o street
shall have residential and/or non-residential nses with a
minimum depth of 10,0 m along a streetwall of both the

first and second storey

6.2.5.11.20  "Floor Space Index - Residential means the ratio of the
gross floor ares of all buildings and structures,
exclusive of gross floor area - non-residenttal, Lo e
lot ares

2, By-law Number 0225-2007, as amended, is further amended by adding the following
Exceplion Table:

RIS N L H TR REt B ER R BT I S *
635,63 Exception: €4-63°* |Map# 03,10 By-law:

In 8 C4-63 zone the permitled uses and applicable regulations shall be as specified fora C4
zone cxcept that the following uses/regulations shall apply:

Additional Permitted Use
6.2.5.63.1 (1) _ Movizontal Muliipie Dwelling
Uses Not Permilied : ! J

625632 (1) Relailstore greater_t;an 600 m® grass flour
area ~ non-residential
(2) Parking Lot

{Regulations
6.2.5.633 Maximum floor space index - tesidential 20
625634  Minimum front yard . b6m
$.2,5.63.5  Minimum exterior side yard 0.6m
6.2.5.63.6 Mininum interjor side yard abutling lands zoned 7.5 mplus 1.0 m
Residential or Greenbelt for each additional
' : LO m of bullding
Lielght oz portion
thereof, exceeding
100m

Page 3 of 14



£.2.5.63

Exception: C4-63_l- . Map # 03, 10 By-law;

6.2.563.7

Minimum rear yard abuiling lands zoned Resideniial
or Greenbelt

7.5 mples 1.0m

for each additional

1.0 m of beilding

Lieight or portion

thereof, exceeding
i0.0 m

6.2.5.63.8

A minimum of 75% of the first storey of o bullding or
structurp shall conlain commercial uses where it has g

. streebwall facing Lakeshore Road West

6,2.5.639

Maximum height

4 slareys

6.2.5.63,10

Minimum first storey height measured from the finished
flaor of the firs gtorey to the underside of the Onished
ceiling

45m

6.2.5.631]

Miniimiem setback from the front exterior face of the
third stoxey o the front extesior face of the fourth storey
of 2 huflding or siructire

60 m

6.2.5.63,12

Minimum length of a streetwall along Lakeshore Road
West where there is drivewsy access to a strest

70% of 1ot
frantage

6.2.5.63.13

[

Minimum length of a streetwall along Lakeshiore Road
Wesl whare there 13 no delveway access i 2 street or
the drivewsy access 10 a street is shared with an
abutling property

0% of lat
fromtage

6.25.63.14 |
i

lNﬂn—msidcniia! szes Jocated on the first siorey shall
have the main front entrance facing Lakeshore Road
Waest

§.25.63.15

Minimum percentage of plazing of the first storey of a
sireetwall

6.2,5.63.16

Minimum sumber of perking spaces per 100 m’ gross
finor ovea - nos-regidentia for & reisil siore, animat
care establishment, personal service esisblishment,
repsir establishment or office, provided that the gross
flogr avea - non-residentisl is less then or sgual to
300 m?

6.2.5.63.17

Whete the {loor space index - residential is grenter than
1.1, required porking shal! be provided within & perking
structure localed either above or below gmde

6.25.63.18

Maximum height of an above grads parking structure

2'sloreyg

Page 4 of 14
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62563

T

Exccplmn 04—63

M?F!Z.#-Ojii.l. D , . |Bylaw:

6.2.5.63.19

Above grade parking structures adjacent to a streef
shall havs residential and/or non-residential vses with a
minimum depth of 10,0 m along a streetwall of both the
first und second storey

6.2.5.63.20

“Floor Space Index - Residential" means the tatio of the
gross fluor area of all bulldings and structures,
exclusive of gross fleor area - non-residential, to the
lot ares

3. By-law Number 0225-2007, as amended, is further amended by adding the following

Exception Table:

62564

Brogption: C4-64° _ [Mip#10  |Bydaw;

In a C4-64 zone the permitied uses and applicable regulations shall be as specified fora C4
zone except that the folfowing nses/regulations shali apply:

Additiona) Permitied Use

6256410 1)) Horizontal Multiple Dwelling |
Uses Not I‘erniitte}d | |
6.2.5.64.2 \(1) ‘ Retail store greater than 600 m® gross floor !
avea - non-resideniial

(2) Parking Lol
Regulations
6.2,5.64.3 Maximum floer space index - residential 1.5
6.2.5.644 Mimmum Tront yard 0.6m
6.2.5.64.5 Minimum exterior side yard 0.6m
6.2.5.64.6 Minimum interior side yard abutting lands zoned 75 mples 1.Om

Residential or Greenbelt

for each additional
1.0 m of uilding
helght or portion
thereof, exceeding
100m

Page 50f 14
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6.2.5.64

Excépliof; C4-64 | Map# 10 - IBydaw:

6,2.5.64.7

Minimum rear yarﬁ abutting lands zoned Residential
ot Greenbelf

7.5 mpls 100
for cach additienal
1.0 m of building
eight or potiion
thereof, exceeding
0.0m

6.2.5.64.8

. A minimum of 75% of the first storey of any building

or sirwctere shall contain commercial uses where i bas
a strestwall facing Lakeshore Road West

6.2.5.64.9

Maximum height

1 sloreys

6.2,5.64.10

Minimuam first siorey heiphi measured from the Snighied
fipor of twe first storey to the pndernside of the fAnished
ceiling

4.5m

6.2.5.64.11

Mmimum fengih of a strestwall along Lakeshors Roed
West where there is driveway access 10 a street

70% oftot
Frantage

8.2.5.64.12

Minlmum lengtis of 2 streetyrall along Lakeshore Road
West where there is no driveway access o a street of
the driveway access 1o asireet iy shared with an
abuiting property

90% of lot
froatage

6.2564.13

Nor-residentizl uses tocuted on the first storey shall
have the raain froat entrance facing Lakeéshore Road
West i

6.2.3.64.14

|
Minimum perceniage of glazing of the ﬁ&'st sterey of a
strectwall

[
S
=

6.2.564.15

Minfmum number of parking spaces per 100 m’ gross
foor area - nen-residential for a retedl slore, snimnl
care csiablishment, personal seeviee establishiment,
repair establishment or office, provided that the gross
floor area - non-residential is less than or equal to
300 :

5256416

Where the floor space indox - residential is greater than
1.0, required parking shall be provided within e parking
structure located below grinde

6256417

"Floor Space Index - Residential” means the mtio of the
gross [loor ares of all huildings and structures,
exclusive of gross Beoor area - non-residential, to the
fot ares

Page 6 of 14
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By-law Number 0225-2007, as amended, {5 further amended by adding the following

Exception Table:

6.2.5.65

Exception: C4-65  Map#03 | By-taw:

In a C4-65 zone the permitted uses and applicable regulations shall be as specificd for a C4

zone except that the following uses/regulations shall 2pply;
Additiona] Permitted Use '

(1) Horizoutel Multiple Dwelling

6.2.5.65.1
Uses Not Permiited
6.2,5.65.2 {1}  Retail store greater than 600 ni? pross floor
aren - nos-residentiol
{2)  Parking Lot
- 1Regulations
6,2.5.65.3 Meaximum floor space index - residential 1.5
62.5.654 Minimum front yard 0.6m
6.2.5.65.5  Minimum exicrior side yard 0.6m
6.2.5.65.6 Minimum interior side yard abutting lands zoned T5mplus L.0m
Residential or Greenbelt | for cach additional
: ) 1.0 m of bullding
‘ hicight or portion
. thereof, exceeding
: 10.0m
6.2.5.657 Minimum rear yard abutting lands zoned Residential 75mples 1.0m
or Greenbelt for each additional
1.0 m ofbuilding
helght or portion
thereof, exceeding
100m
6.2.5.658 A minimum af 75% of the first storey of any building
or structure shall contain commercial uses where it has
a streetwall facing Lakeshore Road West
6.2.5.65.9 Maximiun height 4 storeys
6.2.5.65,10  Minimum first storey height measured from the finished 45m
floor of the first storey to the underside of the finished
ceiling
6256511  Minimum setback from the front exterior face of the 60m

third sterey to the front exterior face of the fourth sterey
of a bullding or structure

Page 7 of 14
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162565

floor aren - non-residential for n refnil stare, animal
care establishment, personal service establishment,
repair establishment or office, provided that the gross
fisor wren - non-resideniial is less than or cqual 1o
300 m’

| Exception: 04-65  [Map#03 , | By-law:
6.2.5.65.12  Minimum length of a sireetwall along Lakeshore Road 0% of lot
West where therc is drivesway access to a street frontage
6256513 Minimum length of 2 streetyval] along Lakeshore Road 20% of let
West wheee there is no driveway access i a sireet or frontage
the driveveny sccess to a sireef is shared with an
- abutting property
6256514  Non-residential uses located on the first sterey shall
have the main frant catrance facing Lakeshore Road
62.565.15  Minimurn percentage of glazing of the first sterey of 2 0%
- streetwall o
§2.5.65.16  Minimum number of purking spaces per 100 o’ gross 3.0

6.2.5.65.17

gross fleor & et of all beldings and structeres,
exclosive of erss floor aren - non-restdential, ta the

Where the floor spacs index - residential is greater than

1.0, required parking shall be provided within a paricing
o siracture focated below grade . o
£.2,5.65.18  "Floor Space Index - Residential” means the ratio of the

lot area




5,

<

B?-inw Wumber (1225-2007, as amended, is further amended by ad:ﬁng the following

Exception Table:
62567  |Exception:C4-67 : |Map#10 | By-law: 1
In a C4-67 zone the permitted uses and applicable regulations shall be as specified for a C4
zane except tht the following uses/regulations shall apply:
1Additional Permitted Uses .
6.2.5.67.1 (1)  Hortzontal Multiple Dwelling
' (2)  Commercial building legaily existing on the date
o of passing of (his By-law
) Use Nat Permittcd _ L
625672 ()  Parking Lot
‘Regulations o 7 ]
6.2.5.67.3 The maximum nember of retail stores greater than 1
600 m* gross floor area - non-residentizl but less than
o or equal [0 2 750 m” gross floor area - non-residential
625674 Expansion or alteration to the building legally existing
on the date of passing of this By-law shall be permitted
and shall not be subject to the regulation of
N Sentence 6.2.5.67.3 of this Exceplion N
625675  Maximum ﬂon:‘spag index - residential 25
62.5.67.6  Minimum froptyard 06m
16.2.5.67.7 Minimum exterior side yard ] 06m
16.2.5.67.8 Minimum interfor side yard abutting lands zoned - FSmpls 1,Gm
Residential or Greenbelt for cach additional
1.0 m of buitding
height or portian
therecf, exceeding
625679  Minimum rear yord abutting [ands zoned Residential 7.3 mplus 1.0m
or Greenhelt for each additionel
1.0 m of huitding
helght or portion
thereol, exceeding
46.2.5.67.10 A minimum of 75% of the first storey of a building or
: structurg shall contain commerciel nses whore it has a
_ strectwall facing Lakeshore Road West
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16.2.5.67

Exception: 04-67 Mﬁé #10 '

) gﬁy-iawz .

Vis2sgni

, Maﬂmum Jeight

E sloreys ‘

Y6.2.5.67.12
§
¢

Minimun rst sinrey he; ght measurcd fn:-m the ﬁmsh“d
floor of the Asst storey to the vnderside of the finished
ccll;ﬂg

4.5m

|6.2.5.67.13

Munmum setback fmm the front exterior face of the
third siorey to the front extedar face of the fourth sterey

oi‘ a huilding or struchire

6.0m

62.5.67.14

Minkmum length of e strectwall along Lnkcshnrc Rand

West where there is JHrivewny access to .2 sireet

70% of lot
froninge

6.2,3.67.15

Minimum length of a strestwall along Lakeshore Road
West where there is no driveway access o a street ar
the dylvewny access to n streef s shared with an

Vah uitlrg property

" 90% of ot

froninge

6.2,5.67.16

Non-resideniial uses located on the first stﬂrey and
within 20,0 m of Lakeshore Road West shell have the
main front entrance facing Lakeshore Road West

\/ &:_2.57.6?.15 N

_ _srreehwl.

Minimumt percentage of glazing of the first storey of 2

50%

i

i b

|

6256718

Minirmusm number of parldn;, spazes per 100 m’ gross

floor arca - pon-residential for a vetall store, aeirmal

care estehlishmend, personal service establishiment,

repair establishment or office, provided that the gross

fivar aren - pon-residentisl is less than or equal to
300 m )

30

16.2.5.67.19

Minimom number nf parkmw Epiesy paf 1{)0 m’ gross

floor arap - non-residential for retsil store, animpl
care cstablishment or office, provided that the gross
fivor aréa - pon-resideniial is between 300 m” and

2750n

C 4.0

6.2.5.67.20

Where the ’]om’ sPace mdf:.x res:denha! is greatﬁr than
1.0, requitec parking shall be provided within a paridng

siructure Iocnled gither above or below grade

TN

6.2.5.67.21

M&mmum heaght of an above grade perking s!ru*ture

2 storeys

6.2.5.61.22

Above grade parking structures adjacent to o street
shall have residential pndfor non-residential uses with a
minimum depth of 10.0 in along a streatwall of both the
first and second slorey

Page 10of 14



6.2.5.67 Ex

i

épuoﬁ cd-67 Mep# 10 By-law:

62567.23  "Flaor Space Index - Residential" means the ratie of the
gross flpor area of all buildings and structures,
exclusive of press floor area - non-residential, to the
lot area

6.2.5.67.24 \/"Urbah Square" means an ovtdoor area on o tot, located
at grade, {or passive recreational uses, such as seating
arcas by the general public. An urban square may
include hard and $ofl landscape elements sugh us grass,
flowers, shiubs, trces, as well as walkways and berms,
but shall not include driveways, ramps, aisles, internal
roads, parking areas or any exderier garhage or
handling areas

Section 37 Public Beneflts Contribution

V@
v3)

(1)-

Pursugnt to Section 37 of the Planning dot, R.5.Q, 1990,
c.P13, as amended, the height and density of
development provided by this Exception shall be
permitted subject to:

the awncr of the lands zoned C4-67 cnlering indo
an agreement with the Corporation of the City of
Mississauga (the Cily) for the provision of ceriain
facilities, setvices or maliers injreturn for the
imcrease in height and density of the development
granted by this Exceplion as provided by
Section 37(3) of the Planning Act, R.5.0, 1890,
c.P13; .
the registration of the agreement on title to the
lands zoned C4-67; and,
the owner underlaking fo complete or providing
full compensation for the eompletion of:
(3.1} lay-by parking snd streelscape
improvements along the entire Lakeshare
Road West frontage of the subject lands,
(3.2) the provision of an urban square, to the
satisfuction of the City, on site for the use
of the public; and,
(3.3) the granting of 2 public use easement in
accordance with the Access Management Plan
contained in Mississauga Official Flan and
compliance with all ather terms referred to in
paragraphs (1) and (2) above.

Page t1of 14
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Map Numaber 10 of Schedule "B to By-law Number 0225-2007, as amended, being a
City of Mississasga Zoning By-law, is amended by cﬁanging thereen from "C4" to
"C4-63%, "C4-64", "C4-65" and "C4-67", the zoning of Peri of Lois 28 and 29,
Concession 2, Sowilr of Dundas Strect, in the City of Mississauga, PROVIDED
HOWEVER THAT the "C4-63", "C4-64", "C4-65" and "C4-67" zoning shall only apply
to the lands which are shown on the atiached Schedule A", which is desmed to be an
integral part of this By-law, outlined in (he heaviest broken line with the "C4-63",
'-‘04-64", "C4-65" and "C4-67" zoning mdicated thereoun.

This By-taw shall not come into force until Mississguga Official Plan Amendment

Mumber ¢ is in full force and cffect,

Page 12 of 14
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APPENDIX "A" TO SCHEDULE "A" OF

OME ORDER DATED OMB File No. PL140800

OMB Case Mo, PL140799

Explanation of the Purpose and Bffect of the By-law

The purpose of this By-law is to amend various sections of the Zoning By-law periaining 1o

Clarkson Village along Lakeshore Road West. Changes include the following:

«  Additional resideniial uses within the C4 zone

. Remaval of large retail uses within the C4 zone

«  Establish a maximum height and maximum floor space index - residential
» Establish a minimum front yard and exterior side yard setback

«  Esisblish a maximum height of shove grade packing structores

The existing motar vehicle commercial vse on the site illusirated on Appendix "B" shall continne

to be permitted, however new regulations with respect to additional uses and development

standards have been jncluded for that gite,

Localion of Lands Affected

Lands lpeated in Clarkson Village along Lakeshore Road West is the Cliy of Mississauga, as
shown on the sitached Map designaied as Schedule "A"

hatpThennsktes missigsung. cofsitsc 1 BB ylows/CD.04. CLA. GMB soy prjmce.docx
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Ontario Municipal Board
Commission des affaires municipales

de I'Ontario

ISSUE DATE: March 30, 2015

Coou Clg-
otk 1

[RECEIVED

OO CLERICS DEPARTMENT

CASE NO(S).: PL140799

PROCEEDING COMMENCED UNDER subsection 17(24) of the Planning Act, R.S.0. 1990,

c. P.13, as amended

Appellant:
Appellant:.
Appellant:
Appellant:
Subject:
Municipality:
OMB Case No.:
OMB File No.:

Lisgar Development Ltd.

Steve & Dina Makridis

RioCan (Clarkson) Inc.

Gary Uhlman; and others

Proposed Official Plan Amendment No. 9
City of Mississauga

PL140799

PL140799

PROCEEDING COMMENCED UNDER subsection 34(19) of the Planning Act,

R.S.0. 1980, c. P.13, as amended

Appellant:
Appellant:
Appellant:
Appellant:
Subject:
Municipality:
OMB Case No.:
OMB File No.:

Heard:

" APPEARANCES:

Parties

RioCan (Clarkson) Inc.

City of Mississauga

Lisgar Development Ltd.
Steve & Dina Makridis
RioCan (Clarkson) Inc.
Gary Uhlman; and others
By-law No. 0194-2014
City of Mississauga
PL140799

PL140800

March 24, 2015 in Mississauga, Ontario

Counsel*/Representative

J. Farber*

K. Yerxa*



2 ' PL140799

Lisgar Development Ltd., Gary S. Zorbas
Uhlman, Steve and Dina Makridis,
Steve Zorbas

- MEMORANDUM OF ORAL DECISION DELIVERED BY H. JACKSON ON
MARCH 24, 2015 AND ORDER OF THE BOARD

[11 This was the first prehearing conference (“PHC”) for appeals filed pursuant to the
Planning Act by RioCan (Clarkson) Inc., Lisgar Development Ltd., Gary Uhlman, Steve
- and Dina Makridis, and Steve Zorbas (the “Appellants”) from the City of Mississauga’s
(the “City”) new Official Plan Amendment No. 9 (the “OPA") and Zoning By-law
Amendment No. 0194-2014 (the “ZBLA”") adopted by Council for the Clarkson Village

area.

[2] The Board heard that the new OPA and ZBLA have instituted a height restriction of
four storeys, whereas the Appellants oppose this restriction. Mr. Farber and Mr. Zorbas
both indicated that they were prepared to work with thé City to determine if this one
issue could be settled or at least further narrowed. The parties requested a second
PHC at<which time the issue would be clarified and the parties would have a Procedural
Order ready. The second PHC would allow the many residents who requested
Participant status to attend to understand their responsibilities for the Hearing. The
Parties anticipate that a Hearing for this matter would require five days and requested a

Hearing date in November.

[3] Numerous residents attended this PHC and requested the opportunity to
participate at the Hearing. The Participants indicated that their concern is also height.
The Board granted Participant status to those listed in Attachment 1 to this Decision.

[4] The second PHC is scheduled for Monday, August 31, 2015 at 10 a.m.

[5] The hearing is scheduled for one week beginning on Monday, November 23,



3 PL140799

2015 at 10 a.m.
[6] The second PHC and the hearing will be held at:

City Hall
| Municipal Hearing Room ;
300 City Centre Drive '
Mississauga ON

[71 No further notice will be given.

[8] This member is not seized.

‘H. Jackson”

H. JACKSON
MEMBER

If there is an attachment referred to in this document,
please visit www.elto.gov.on.ca to view the attachment in PDF format.

Ontario Municipal Board
- A constituent tribunal of Environment and Land Tribunals Ontario
Website: www.elto.gov.on.ca Telephone: 416-212-6349 Toll Free: 1-866-448-2248



Attachment 1

Donald Baer :

Clarkson Fairfield South Ratepayers Association
1189 April Drive

Mississauga ON

L5J 3J6 |

Sue Shanly

Meadowood Rattray Ratepayers Association
978 Valley Crescent ‘

Mississauga

L5J 2X7

Beverly Bleackley
1080 Kos Blvd.
Mississauga, ON
L5J4L6

John Pegram
434 Apple Lane
Mississauga, ON
L5J 2T1

Cameron McCuaig
1352 Aldo Drive
 Mississauga, ON
L5H 3E9

David Dodaro

2783 Tallberg Court
Mississauga ON
L5J 1S9

Eric Smith

White Oaks Lorne Park Community Association
1255 Lorne Park Road

Mississauga

L5H 3A9

Don Benoit

1845 Pattenson Crescent
Mississauga ON

L5J 1H6



Corporate Services Department
Legislative Services Division
Oftice of the City Clerk

City of Mississauga
300 City Centre Drive
MISSISSAUGA ON L5B 3C1

FAX: 905-615-4181
www.mississauga.ca

MISSISSAUGA

Leading today for tomorrow

July 9, 2014

Mr. John Hardcastle
Manager
Development Services
Public Works

Region of Peel

10 Peel Centre Drive, Suite A, 6 Floor, Room 601

BRAMPTON ON L6T 4B9

Dear Mr. Hardcastle:

RE: Official Plan Amendment No. 9

The lands affected by this Amendment are located on the north and south sides of Lakeshore Road
West between Southdown Road and Birchwood Park, in the City of Mississauga.

File: CD.04.CLA & OPA 9 - Ward 2

Please find enclosed the Notice of Decision for Official Plan Amendment 9 and duplicate original copy of
the amendment. This amendment was adopted by Council on July 2, 2014, by By-law 0193-2014. The
Mississauga Plan (Official Plan) Amendment has been prepared in accordance with PDC Recommendation

Number 0049-2013 adopted by City Council on July 3, 2013,

Also enclosed for your records is a copy of the Certificate of Public Meeting and Notification, Record of
Written Submissions, minutes of the Planning & Development Committee meeting of June 24, 2013.

Yours truly,

Diana Rusnov, Deputy Clerk and
Manager Legislative Services
Corporate Services Department

905-615-3200 X 5421
1 mj

cc:

Marianne Cassin & Sheena Harrington-Slade, Planning and Building (Working copy of Amendment)

Carmen Gucciardi, Planning and Building (viewing copy of Amendment)
Applicant — City of Mississauga (Certified working copy of Amendment)

Foln:\0 1y (lerlt@IPPORT\DEVELOPMENT APPLICATIONS\TEMPLATES\OZ - OPA FINAL 2014\OPA Notice of Decision-Letter to Region




.DECLARATION

Subsection 17 of the Planning Act

Applicant: City Initiated
Municipality City of Mississauga
Qur File: OPA 9

[, Diana Rusnov, Deputy Clerk solemnly declare,

1. That the decision in respect of the above-noted matter was made on July 2, 2014

when By-law Number 9 was enacted and that notice as required by subsection 17 of the
Planning Act was given on July 9, 2014.

2, That 5 appeals to the Ontario Municipal Board of the decision in respect of the above-
noted matter was received under subsection 17 of the Planning Act within the time specified for
submitting an appeal.

And | make this solemn declaration conscientiously believing it to be true and knowing that it is of
the same force and effect as if made under oath.

Declared before me

at the City of Mississauga

in the Regional Municipality of Peel

this 29th day ef July, 2014.

Commissioner of Oaths Declarant

DAVID LESLIE MARTIN, a Commisslaoner, etc.,
Regional Municlpality of Peel, for the
GurFuratlon of the Clty of Misslssalifa,
Expires May 10, 2017,

K:ctyclerk/support/Development Applications/Template/OPA Only/OPA Appeal Declaration.doc




Corporate Services Depariment
Legistative Services Division
Office of the City Clerk

MISSISSAUGA

City of Mississauga
300 City Centre Drive
MISSISSAUGA ON L5B 3C1

FAX: 905-615-4181
WWW.mississauga.ca

Leading today for tomorrow

July 31, 2014

Ontario Municipal Board
Suite 1500

655 Bay Street
TORONTO, ON M5G1ES

Dear Sirs:

DELIVERED BY COURIER

Re: Appeal Pursuant to Section 34(19) & 17(24) of the Planning Act, R.S.0. 1990, ¢. P.13,
Appeal of the Application to amend the Zoning By-law 0225-2007
l.ands located in Clarkson Village along Lakeshore Rd, W,

Our File: CD.04.CLA & OPA 9 - Ward 2

T

Enclosed please find the documentation in connection with the apﬁsﬁa the Ontario Municipal Board from Fogler,
Rubinoff LLP, solicitors for RioCan (Clarkson) Inc., Grant Gorchynski, Steve Zorbas, Steve & Dina Makridis and

Gary Uhlman

1. Original letters of appeal.

2. 10 Cheques payable to the Minister of Finance in the amount of $125.00 each.

3. Completed Ontario Municipal Board Official Plan Appeal form together with the required supporting
documentation. -

You will note that we have indicated 5 days as being the length of time required for the hearing.

Yours truly,

R ==
Diana Rusnov, Deputy Clerk
Legislative Services

Corporate Services Department

‘mj
Att.

ec; Mary E. Bench, City Solicitor (via email)
Councillor, Ward 2 (via email)

Marianne Cassin & Sheena Harrington-Slade, Planning and Building (via email)

Grant Gorchynski, Lisgar Development Ltd.
- Fogler Rubinoff LLP

Steve Zorbas

Steve & Dina Makridis

Gary Uhlman

K:eytelerk/support/Development Applications/Template/OZ Only/OZ Appeal Letter to OMB.doc

Form 1013 {Rev. 08/07)




Amendment No. 9

to

Mississauga Official Plan

for the

City of Mississauga Planning Area




ASSTSSAUGA

w
PLANNING ACT
NOTICE OF THE PASSING OF AN OFFICIAL PLAN AMENDMENT AND

A ZONING BY-LAW BY
THE CORPORATION OF THE CITY OF MISSISSAUGA

BILL 51
DATE OF NOTICE July 9,2014
OPA NUMBER OPAf## 9 (By-law # 0193-2014)
ZONING BY-LAW NUMBER 0194-2014
DATE PASSED BY COUNCIL July 2, 2014
LAST DATE TO FILE APPEAL July 29,2014
FILE NUMBER CD.04.CLA [ ward 2
APPLICANT City of Mississauga )
PROPERTY LOCATION North and South sides of Lakeshore Road West, between Southdown
' Road and Birchwood Park.

TAKE NOTICE that the Council of the Corporation of the City of Mississauga passed the above noted Official Plan Amendment and
Zoning By-law, under Sections 17 and 34 of the Planning Act, R.S.0., 1990, c.P.13, as amended.

The Purpose and Effect: The Purpose and Effect of this Amendment is to change the boundary of the Clarkson Village
Community Node and the Clarkson-Lorne Park Neighborhood Character Areas, add precinct policies, transportation policies,
amend land use designation policies and to delete, amend and add Special Site policies. The zoning By-law amendment adds and
removes uses in the C4 Zone, establishes maximum heights and FSI and minimum setbacks.

To view the Official Plan Amendment and Zoning By-law in their entirety please visit:
www.mississauga.ca/portal/cityhall/publicnotices, or in person at the Office of the City Clerk, 300 City Centre Drive, 2™ Floor,
Mississauga, Ontario.

The Zoning by law shall not come into force until Mississauga Plan (Official Plan) Amendment Number 9 is in full force and efféct.
A notice of appeal to the Ontario Municipal Board in respect of the by-law must be filed with the Clerk of the City of Mississauga,.
Attention: Crystal Greer, 300 City Centre Drive, Mississauga, Ontario L5B 3C1, no later than July 29, 2014.

The Notice of Appeal must:

D set out reasons for the appeal; and,

2)  beaccompanied by the fee required by the Ontario Municipal Board in the amount of $125.00 payable by
certified cheque or money order to the Minister of Finance, Province of Ontario, and

3)  beaccompanied by an administration fee of $150.00, payable by Certified Cheque to the Treasurer of City of
Mississauga.

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

IF YOU WISH TO APPEAL to the OMB a copy of an appeal form is available from the OMB website at www.omb.gov.on.ca.

Only individuals, corporations and public bodies may appeal a by-law to the Ontario Municipal Board. 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 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 Ontario Municipal Board, there are reasonable grounds to add the person or public body as a party.

Diana Rusnov, Deputy Clerk
Legislative Services, '
Corporate Services Department- Tel: 905-615-3200 X 5421 °

Kielyclerk\SUPPORT\DEVELOPMENT APPLICATIONS\TEMPLATES\OZ - OPA FINAL 2014\Nolice of Passing Bill 51
Combined.doc



A by-law to Adopt Mississauga Official Plan Amendment No. 9

WHEREAS in accordance with the provisions of sections 17 or 22 of the Planning
Aet, R.S.0. 1990, ¢.P.13, as amended, (the "Planning Act") Council may adopt an Official
Plan or an amendment thereto;

AND WHEREAS, pursuant to subsection 17(10) of the Plannmg Act, the Ministry of
~ Municipal Affairs and Housing ("MMAH") authorized the Regional Municipality of Peel
(the "Region") 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; 5

- AND WHEREAS, the Commissioner of Public Works for the Region of Peel has
advised that, with regard to Amendment No. 9, in.his or her opinion the amendment
conforms with the Regional Official Plan and is exempt; '

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

il The attached maps designated as Maps "A", "B", "C", "D", and "E", and explanatory
text attached, constitute Amendment No. 9 to Mississauga Official Plan, specifically
the Clarkson Village Community Node and Clarkson-Lome Park Neighbourhood
Character Areas Policies of Mississauga Official Plan, of the City of Mississauga
Planning Area, are adopted.

ENACTED and PASSED this “l N (\ day of NV L\i{ ,2014,
| ORIG!IA S1E oY
ﬁ']l-\i_’:-..t_. E:Lt.\_?,' OGN
MAYOR

CRYSTALGREER ~ cITy CLERK
CITY OF MISSISSAUGA

'CLERK




Memorandum

FOR IMMEDIATE ATTENTION AND ACTION

TO: Ed Sajecki, Commissioner of Planning & Building

FROM: Diana Rusnov, - Office of the City Clerk

DATE: July 23,2014

RE: Appeal Pursuant to 34(19) & 17(24)of the Planning Act, R.S.0. 1990, c. P.13,

Application to Amend Zoning By-law 0225-2007
Lands located in Clarkson Village along Lakeshore Rd, West
Our File;: CD,04.CLA & OPA 9 Ward 2

Attached please find copy of a lefter of appeal dated July 17, 2014 received July 21, 2014 from Fogler
Rubinoff, solicitors for RioCan (Clarkson) Inc., with respect to CD.04.CLA & OPA 9,

In accordance with the Planning Act requirements, the City is required to submit the Notice of Appeal,
Municipal Submission Form (including prescribed records) and appeal fee to the Ontario Municipal Board
within 15 days after the Notice of Appeal is received. In order to meet this deadline, we request that you
provide our office with the following information outlined on the attached Municipal Submission Form

(R2) no later than July 30, 2014.

Part 4: Related Matters

Part 5: By-law Information

Part 6: Scheduling Information (including the estimated number of days for the hearing)

Part 7: Municipal Representative Information (Legal or Planning)

Part 8: Required Documentation (include the applicable documents and information indicated
by a tick

e @ o @ o

Thank you for your co-operation,

Diana Rusnov, Deputy Clerk
Legislative Services

Corporate Services Department
905-615-3200 X5419

:mj

Aft,
ce: Mary E. Bench, City Solicitor (via email)
Councillor, Ward 2 (via email)
Marianne Cassin & Sheena Harrington-Slade, Planning and Building (via email)

K:etyclerk/support/Development Applications/Template/OZ/OZ Appeal Letter to Planning.doc
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Fogler, Rubinoff LLP

Lawyers

. fo l e 77 King Street West
e Suite 3000, PO Box 95

“ " S " TD Centre North Tower

r u E_)E g E@:ﬁ? Toronto, ON M5K |1G8

t 416.864.9700 | f: 416.941.8852
loglers.com

Reply To:  Joel D, Farber
Direct Dial:  416.365.3707

July 17,2014 E-mail: jfarber@foglers.com
Our File No. 12/1753

VIA COURIER

City of Mississauga
Legislative Services
City of Mississauga
300 City Centre Drive
Mississauga, ON

L5B 3Cl1

Attention: Diana Rusnov, Deputy Clerk

Dear Madam:
Re: _ Appeal of OPA #9 and ZBL 01942014 (CD-04.CLA)

. We are the solicitors for RioCan (Clarkson) Inc.

Please find enclosed herewith our appeals of the above-noted planning instruments in accordance
with the City's requirements,

Yours truly,

FO OFF LLP
Joel D.|Far

JDF/ay

Encls.

ce: Client (with attachments)

K:\jfarber\WpData\RioCan\Clarkson Village Land Use Study\Letters\City Clerk - July 17 2014.docx




b7 Environment and Land Tribunals Ontario APPELLANT FORM (A1)

== Ontario Municipal Board PLANNING ACT
655 Bay Street, Sulte 1500 Toronto, Onlarlo M5G 1E5
TEL: (416) 212-6349 or Toll Free: 1-866-448-2248
FAX: (416) 326-5370
Ontario vawv.elto.gov.on.ca SUBMIT COMPLETED FORM

TO MUNICIPALITY/APPROVAL AUTHORITY

Date Stamp - Appeal Recelvad by Munlcipalily

Recelpt Number (OMB Office Use Only)

Part1: Appeal Type (Please check only one box)

SUBJECT OF APPEAL TYPE OF APPEAL PLANNING ACT
REFERENCE
(SECTION)
Minor Varlance I:I Appeal a decision 45(12)
D Appeal a decision
] 53(19)
Consent/Severance Appeal condilions imposed
D Appeal changed conditions 53(27)
L] Failed to make a declsion on the application within 80 days 53(14)
v
Appeal the passing of a Zoning By-law 34(19)
D Application for an amendment to the Zoning By-law — failed to
Zoning By-law or make a decision on the application within 120 days 34(11)
Zoning By-law Amendment D
Application for an amendment to the Zoning By-law — refused by lhe
municipality
Interim Control By-law ]:I Appeal the passing of an Interim Control By-law 38(4)
l:l Appeal a decision 17(24) or 17(36)
D Failed to make a decision on the plan within 180 days 17(40)
Official Plan or D
Officlal Plan Amendment Application for an amendment to the Official Plan — failed to make a
decision on the applicalion within 180 days 22(7)
D Application for an amendment to the Official Plan — refused by the
municipality
D Appeal a decision 51(39)
Plan of Subdivision [:I Appeal conditions imposed 51(43) or 51(48)
EI Failed to make a decision on the application within 180 days 51(34)

Part 2: Location Information

Multiple - Lakeshore Road West - Clarkson Village

Address and/or Legal Description of property subject to the appeal:
Mississauga, Peel

Municipality/Upper tier:

A1 Revised April 2010
@© Queen's Printer for Onlario, 2010. Reproduced with permission.
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Part 3: Appellantinformation

First Name: Last Name:

RioCan (Clarkson) Ine.
Company Name or Association Name (Association must be incorporated — include copy of letter of incorporation)

Professional Tille (if applicable):
E-mail Address: SWisniaae ki Qviocan . Conn

By provlding an e-mall address you agree to recelve communlicatlons from the OMB by e-mall,

Daytime Telephone #: 416-864-6479 Alternate Telephone #:
Fax #: 416-864-3550
Mailing Address: 2300 Yonge Streel Toronto
Street Address Apt/Suite/Unit# City/Town
Ontario M4P 1E4
Province Country (if not Canada) Pastal Code
Signature of Appellant; Date:

(Signalure not required if the appeal is submilted by a law office )

Please note: You must notify the Ontarlo Municipal Board of any change of address or telephone number in writing. Please
guote your OMB Reference Number(s) after they have been assigned.

Personal information requested on this form is collected under the provisions of the Planning Act, R.S.0. 1990, c. P. 13, as amended,
and the Ontario Municipal Board Act, R.S.0. 1990, ¢. O. 28 as amended. After an appeal is filed, all Information relaling to this appeal
may become avallable to the public.

Part4: Representative Information'(if applicable)

| hereby authorize the named company and/or individual(s) to represent me:
First Name: Joel D. Last Name: Farber
Fogler, Rubinoff LLP Lawyers

Company Name:

Professional Title: Lawyer
E-mail Address: ifarber@foglers.com
By providing an e-mall address you agree o receive communicatlons from the OMB by e-mall,
Daylime Telephone #: 416-365-3707 Alternate Telephone #: 416-864-9700
Fax i 416-941-8852
Malling Address: 77 King Street West Suite 3000 Toronto
Slreet Address Apt/Suite/Unit# City/Town
Ofario ) MSK 1G8
Province Country (if not Canada) Postal Code

Signature of Appellant:

Date: /L)—‘\)[V\ [7}&0/%
W,

Please nole: If you are representing the| appellant and are NQT g sopcitor, please confirm that you have vuillen authorizalion, as
required by the Board's Rules of Practice and Procedure, to act or] befalf of the appellant. Please confinn this by checking the box

below.

El | certify that | have written authorization from the appellant fo act as a representative with respect to this appeal on his or her
behalf and | understand that | may be asked to produce this authorization at any time.

A1 Revised April 2010 ' Page 3 of 6
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Rart 5:' Language and Accessibility
Please choose preferred language: English [ French

We are committed to providing services as set out in the Accessibilily for Ontarians with Disabilities Act, 2005. 1f you have
any accessibility needs, please contact our Accessibility Coordinator as soon as possible,

Part 6; Appeal Specific Information

1. Provide specific information about what you are appealing. For example: Municipal File Number(s), By-law
Number(s), Official Plan Number(s) or Subdivision Number(s):

(Please prinl)
Zoning By-law 0194-2014 (the "ZBL")

2, Outline the nature of your appeal and the reasons for your appeal. Be specific and provide land-use planning reasons
(for example: the specific provisions, sections and/or policies of the Official Plan or By-law which are the subject of
your appeal - if applicable). **If more space Is required, please continue in Part 9 or attach a separate page.

(Please print)

The ZBL removes a humber of pre-existing zoning rights including for uses currently existing on the RioCan site at 1865
Lakeshore Blvd. West. The ZBL also implements height and density restrictions which are too restrictive for the area which
is within walking distance to the GO Transit Clarkson Rail Station. See Part 9 for additional grounds.

THE FOLLOWING SECTIONS (a&b) APPLY ONLY TO APPEALS OF ZONING By-LAW AMENDMENTS UNDER

SECTION 34(11) OF THE PLANNING ACT.

a) DATE APPLICATION SUBMITTED TO MUNICIPALITY:
(If application submilted before January 1, 2007 please use the O1 ‘pre-Bill 51’ form.)

b) Provide a brief explanatory note regarding the proposal, which includes the existing zoning category, desired zoning
category, the purpose of the desired zoning by-law change, and a description of the lands under appeal:
**If more space |s required, please continue In Part 9 or attach a separate page.

Part 7: Related Matters (if known)
YES NO L

YES no

Are there other appeals not yet filed with the Municipality?

Are there other planning matters related to this appeal?
(For example: A consent application connected to a variance application)

If yes, please provide OMB Reference Number(s) and/or Municipal File Number(s) in the box below:

(Please print)
RioCan (Clarkson) Inc. appeal of OPA #9

A1 Revised April 2010 Page 4 of 5
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Part 8: Scheduling Information

How many days do you estimate are needed for hearing this appeal? [ half day Ll 1 day L 2 days Ll 3 days
[ 4 days (] 1 week Ll More than 1 week — please specify number of days:

How many expert withesses and other witnesses do you expect to have at the hearing providing evidence/testimony?
3

Describe expert withess(es)' area of expertise (For example: land use planner, architect, engineer, etc.):
Planner, Architect, Transportation
i 10

Do you believe this matter would benefit from mediation? YES
(Medialion is generally scheduled only when all parties agree lo participate)
YES NO L——l

Do you helieve this matter would benefit from a prehearing conference?
(Prehearing conferences are generally not scheduled for variances or consents)

If yes, why? To settle issues for hearing and establish procedural order.

Part 9: Other ApplicableInformation **Attach a separate page if more space is required.

Specific objections to ZBL 0194-2014 include but are not limited to:

(i) Restriction on retail uses in the C4-63 zone at the RioCan site;

(if) Maximum residential FSI for RioCan site - 2.0;

(iii) Minimum yards for RioCan site;

(iv) Maximum height - 4 storeys;

(v) Required building stepbacks, streetwall requirements, glazing requirements;

(vi) Requirement for parking structures; and

(vii) Requirement for all non-residential uses to have main front access facing Lakeshore.

RioCan reserves the right to supplement these grounds of appeal.

Part 10: Required Fee

Total Fee Submitted: $ 125.00

Payment Method: O Certified cheque O Money Order Solicitor's general or trust account cheque

o The payment must be in Canadian funds, payable to the Minister of Finance.

e Do not send cash.

e PLEASE ATTACH THE CERTIFIED CHEQUE/MONEY ORDER TO THE FRONT OF THIS FORM.

A1 Revised April 2010 Page 5 of 5
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n Environment and Land Tribunals Ontario

Ontario Municipal Board
655 Bay Slreet, Suite 1500 Toronto, Ontarlo M5G 1E6
TEL: (418) 212-6349 or Toll Free: 1-866-448-2248

FAX: (416) 326-5370
Onlario www.elto.gov.on.ca

APPELLANT FORM (A1)

PLANNING ACT

SUBMIT COMPLETED FORM
TO MUNICIPALITY/APPROVAL AUTHORITY

[ Date Stamp - Appsal Recelvad by Munlclpality

Receipl Number {OMB Office Use Only)

Part4: Appeal Type (Rlease check only one bhox)

SUBJECT OF APPEAL TYPE OF APPEAL PLANNING ACT
REFERENCE
(SECTION)
Minor Varlance O Appeal a decision 45(12)
D Appeal a decision
] 53(19)
Consent/Severance Appeal conditions imposed
D Appeal changed conditions 53(27)
D Failed to make a decision on the application within 90 days 53(14)
D Appeal the passing of a Zoning By-law 34(19)
I:l Application for an amendment to the Zoning By-law — failed to
Zoning By-law or make a decislon on the application within 120 days 34(11)
Zoning By-law Amendment [:]
Application for an amendment to the Zoning By-law — refused by the
municipality
Interim Control By-law [ Appeal the passing of an Interim Control By-law 38(4)
Appeal a declislon 17(24) or 17(36)
D Failed to make a decision on the plan within 180 days 17(40)
Officlal Plan or El
Officlal Plan Amendment Application for an amendment to the Official Plan ~ failed to make a
decision on the application within 180 days 22(7)
D Application for an amendment to the Official Plan — refused by the
municipalily
L] Appeal a decision 51(39)
Plan of Subdlvision D Appeal conditions imposed §1(43) or 51(48)
[ Falled to make a decision on the application within 180 days 51(34)

Part:2: Locationh Information

Multiple - Lakeshore Road W. - Clarkson Village

Address and/or Legal Description of property subject to the appeal:

Mississauga, Peel

Municipality/Upper tier;
A1 Revised April 2010

® Queen's Printer for Ontarlo, 2010. Repraduced wilh permission.

Page 2 of 5




Part 3: AppellantInformation

First Name: Last Name:;

RioCan (Clarkson) Inc.
Company Name or Association Name (Association must be incorporated — include copy of letter of incorporation)

Professional Title (if applicable): g
E-mail Address: SWIShitas (S0 00aN . O

By providing an e-mall address you agree to recelve communicallons fram the OMB by e-mall,

Daytime Telephone #: 416-864-6479 Alternate Telephone #:
Fax #: 416-864-3550
Mailing Address: 2300 Yonge Street Toronto
Street Address Apt/Suite/Unit# City/Town
Ontario ) MSK 1G8
Province Country (if not Canada) Postal Code
Signature of Appellant: Date:

(Signature not required if the appeal is submilled by a law office.)

Please note: You must notify the Ontarlo Municipal Board of any change of address or tefephone number In writing, Please
quote your OMB Reference Numbetr(s) after they have been assigned,

Personal information requested on this form is collected under the provisions of the Planning Act, R.S.0. 1990, c. P. 13, as amended,
and the Ontario Municipal Board Act, R.S.0. 1990, c. O. 28 as amended. After an appeal is filed, all information relaling to this appeal
may become available to the public.

Part4: Representative Inforimation (if applicable)

| hereby authorize the named company andl/or individual(s) to represent mme:
First Name: Joel D. . Last Name: Farber
Fogler, Rubinoff LLP Lawyers

Company Name:

Professional Title: Lawyer
E-mail Address: jfarber@foglers,com
By provlding an e-mall address you agree to recelve communlcations from the OMB by e-mall,
Daylime Telephone #: 416-365-3707 Alternate Telephone #: 416-864-9700
Fax #: 416-941-8852
Mailing Address: 77 King Street West, Suite 3000 Toranto
Strest Address Apt/Suite/Unit# City/Town
opaio /] MS5K 1G8

Province \\ N ),‘X Country (if not Canada) Postal Coq ]!
Signature of Appellant: - J = Date: [7? 2(9/ (‘](

M v
Flease note! If you are representihg the ppe[anf and are NOT a solicitor, please confirm that you ha!ﬁlm’ﬂen authorizaltion, as
required by the Board's Rules of Pkactice’ and Procedure, to act on behalf of the appellant. Please confirm this by checking the box

below.

D | ceﬁify that | have wrilten authorizalion from the appellant to act as a representative with respect to this appeal on his or her
behalf and | understand that | may be asked to produce this autharization at any time.

A1 Revlsed April 2010 Page 3of 6
© Queen's Printer for Onlarlo, 2010. Reproduced with permission,




Rart'5: Language and Accessibility

Please choose preferred language: English L] French

We are committed to providing services as set out in the Accessibility for Ontarians with Disabilities Act, 2005. If you have
any accessibility needs, please contact our Accessibility Coardinator as soon as possible.

Part 6: Appeal Specific Information

1. Provide specific information about what you are appealing. For example: Municipal File Number(s), By-law
Number(s), Official Plan Number(s) or Subdivision Number(s):

(Please print)
City of Mississauga OPA #9

2, Outline the nature of your appeal and the reasons for your appeal. Be speclfic and provide land-use planning reasons
(for example: the specific provisions, sections and/or policies of the Official Plan or By-law which are the subject of
your appeal - If applicable). **If more space Is required, please continue In Part 9 or attach a separate page.

(Please print)

OPA #9 implements overly restrictive land use policies for the Clarkson Village Planning Area, The proposed heights and
densities are too restrictive, especially for large character sites such as the RioCan site at 1865 Lakeshore Road W (please
see Part 9).

THE FOLLOWING SECTIONS (a&b) APPLY ONLY TO APPEALS OF ZONING BY-LAW AMENDMENTS UNDER

SecTiON 34(11) oF THE PLANNING AcT.

a) DATE APPLICATION SUBMITTED TO MUNICIPALITY:
(If application submitted before January 1, 2007 please use the O1 pre-Bill 51' form.)

b) Provide a brief explanatory note regarding the proposal, which includes the existing zoning category, desired zoning
category, the purpose of the desired zoning by-law change, and a description of the lands under appeal:
**|f more space is required, please continue in Part 9 or attach a separate page.

Part'7: Related Matters (if khown)
Are there other appeals not yet filed with the Municipality? YES NO -

Are there other planning matters related to this appeal? YES NO [
(For example: A consent application connected to a variance application)

If yes, please provide OMB Reference Number(s) and/or Municipal File Number(s) in the box below:

(Please print)
RioCan (Clarkson) Inc. Appeal of ZBL 0194-2014

A1 Revised April 2010 Page 4 of 5
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Part 8: Scheduling|Information

1

. 4 days 1 week [ More than 1 week — please specify number of days:

How many days do you estimate are needed for hearing this appeal? [ half day 1 day L 2 days L 3 days

How many expert withesses and other witnesses do you expect to have at the hearing providing evidence/testimony?
3

Describe expert witness(es)' area of expetrtise (For example. land use planner, architect, engineer, elc.):
Planner, Architect, Transportation
i

Do you believe this matter would benefit from mediation? YES
(Medialion is generally scheduled only when all parties agree lo parlicipate)

Do you believe this matter would benefit from a prehearing conference? YES NO L]
(Prehearing conferences are generally not scheduled for variances or consents)

If yes, why? To settle issues, procedural order.

Part 9: Qther Applicable Information **Attach a separate page if inore space is required.

Lands west of Clarkson Road, and especially the RioCan site at 1865 Lakeshore Road W. have the potential to develop at

heights and densities greater than proposed in OPA #9. Increased heights and densities are supported by excellent access to

public transit including the GO Transit Clarkson Rail Station. Furthermore, OPA #9 and the implementing zoning by-law

do not appropriately recognize and provide for recognition and transition of existing uses on site. Built form requirements

in the planning instruments do not appropriately recognize and provide for practical development of the RioCan site

given its large area and substantial depth, RioCan reserves the right to add and/or supplement these grounds for appeal.

Part 10: Required Fee

Total Fee Submitted: $ 125.00

Payment Method: U Certified cheque [ Money Order _ Solicitor's general or frust account cheque

o The payment must be in Canadian funds, payable to the Minister of Finance,

e Do not send cash.
¢ PLEASE ATTACH THE CERTIFIED CHEQUE/MONEY ORDER TO THE FRONT OF THIS FORM.

A1l Revised Aprll 2010 Page 5of 5
© Queen's Printer for Onlario, 2010. Reproduced with parmisslon.




Memorandum

FOR IMMEDIATE ATTENTION AND ACTION

TO: Ed Sajecki, Commissioner of f]anning & Building

FROM; Diana Rusnov, - Office of the City Clerk |

DATE: July 29,2014 ‘

RE: Appeal Pursuant to 34(19) & 17(24)of the Planning Act, R.S.0, 1990, ¢. P.13,

Application to Amend Zoning By-law 0225-2007
Lands located in Clarkson Village along Lakeshore Rd. West
Qur File: CD.04.CLA & OPA 9 - Ward 2

Attached please find 3 copies of appeal forms received July 29, 2014 from Steve Zorbas, Steve & Dina
Makridis, and Gary Uhlman , with respect to CD.04.CLA & OPA. 9.

Tn accordance with the Planning Act requirements, the City is required to submit the Notice of Appeal,
Municipal Submission Form (including prescribed records) and appeal fee to the Ontario Municipal Board
within 15 days after the Notice of Appeal is received. In order to meet this deadline, we request that you
provide our office with the following information outlined on the attached Municipal Submission Form
(R2) no later than July 30, 2014,

Part 4: Related Matters

Part 5: By-law Information

Part 6; Scheduling Information (including the estimated number of days for the hearing)

Part 7: Municipal Representative Information (Legal or Planning)

Part 8: Required Documentation (include the applicable documents and information indicated
by a tick

Thank you for your co-operation.

Diana Rusnov, Deputy Clerk
Legislative Services

Corporate Services Department
905-615-3200 X5419 '

:mj

Att.
ce: Mary E. Bench, City Solicitor (via email)
Councillor, Ward 2 (via cmail)
Marianne Cassin & Sheena Harrington-Slade, Planning and Building (via email)

K:ctyelerk/support/Development Applications/Template/OZ/OZ Appeal Letter to Planning.doc

Form 145 (Rev 81/03)




n Environment and Land Tribunals Ontario APPELLANT FORM (A1)

e Ontario Municipal Board PLANNING ACT
855 Bay Streat, Suite 1500 Toronto, Ontarlo M5G 1E5
TEL: (416%212—63—49 or Toll Frea: 1-866-448-2248
FAX: (416) 326-5370
Onlario vavw.ello.gov.on.ca SUBMIT COMPLETED FORM

TO MUNICIPALITY/APPROVAL AUTHORITY

Date Stampx PE(witR?ﬁalrvmﬁg Mupigaantyy 1

Receipl Number (OMB Offica-Use Only)

14 JUL29 A1

“CLERRK & Oo@ar ek’
CIIY OF MISSISSAUSA

Rarti1: Appeal Type (Rlease check only.one box)

SUBJECT OF APPEAL " TYPE OF APPEAL PLANNING ACT
:  © . : 'REFERENCE
(SECTION)
Minor Varlance - Appeal a decision 45(12)
r Appeal a declsion
r 53(19)
Consent/Severance Appeal condllions Imposed :
r Appeal changed conditions 53(27)
.I_ Falled to make a decision on the application within 90 days 53(14)
K Appeal the passing of a Zoning By-law 34(19)
r Application for an amendment to the Zoning By-law — failed to
Zoning By-law or make a decision on the applicatlon within 120 days 34(11)
Zoning By-law Amendment =
Application for an amendment to the Zoning By-law — refused by the
municipality
Interim Control By-law I Appeal the passing of an Interim Conlrol By-law 38(4)
X Appeal a decision 17(24) or 17(36)
B Falled to make a declsion on the plan within 180 days 17(40)
Officlal Plan or r
Officlal Plan Amendment Application for an amendment to the Officlal Plan — failad to make a
decision on the application within 180 days 22(7)
A Application for an amendment to the Official Plan - refused by the
munlcipality
r
Appeal a declslon 51(39)
Plan of Subdivision r Appeal conditions Imposed 51(43) or 51(48)
I Failed to make a decision on the application within 180 days 51(34)

Part 2 Location Information

"0 \ofedpe PA  lisasr

Address and/or Legal Description of property subject {n the appeal:
Municipality/Upper tier: N“(&'S\“s_%auﬁq / eel ECL& 1o\

A1 Revised April 2010
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Part 3; Appellant Information
First Name: S\Q\J‘Z/ Last Name: ZOF‘Q@LS

Company Name or Association Name (Association must be incorporated — include copy of letter of incorporation)

Professional Title (If applicable):

E-mall Address: Szovhac J CoOREeL) L&

By provlding an e-mall address you Hgres to recelve communicallons from the OMB by e-mall.

Daylime Telephone #:@05’ \ZKQ _ %QW Alternate Telephone #: @‘){ 3 ?@ Q - ?6 ?/7'

Fax #:

Malling Address: |9k FTE\OQC/(\& ‘bffuve, ; @ur\\:\ﬁu\

Street Address 9 Apt/3{ite/Uniti = City/Town

ONorxp T N K, TS
Province 3 Country (if not Canada Postal Code
Slgnature of Appellant: M‘O Date: MLA“ QL{;LQC)V-f

mgusxfrmd if the appeal is submilted by a law office )
Please note: You must notify the On icipal Board of any change of address or telephone number in writing. Please

quote your OMB Reference Number(s) after they have been assigned,

Personal information requested on this form Is collected under the provisions of the Planning Act, R.S.0. 1990, c. P. 13, as amended,
and the Onlario Municipal Board Act, R.S.0. 1990, c. O. 28 as amended. After an appeal Is filed, all information relating to this appeal
may become available to the public,

Part4: Representative Information (if applicable)

I hereby authorize the named company and/or individual(s) to represent me:
First Name: S\“E\J@z Last Name: ZO F\DOL 5

Company Name:

Professional Tille:

E-mall Address: gZOTL-)Q L4 ()CC) e .4 X

By Kov]dlng an e-mall address Yok agres to racelve communlcalions !‘rom(ha OMB Yy e-mall.

2 K‘Q - ng [? Alternate Telephone #: qog ?X‘Q - ?6?{7

Daylime Telephone #(({OS-

Fax #:
- <
Mailing Address: \qg Ll‘ F\‘ e\d(m\& ‘hf\w@ ’ @Uf\\ t-\,r,"\?_\
Street Address Q AptSulte/Unitf ~— / City/Town ~J
Ordpno | 2P AL
Province 2 Country (if not Canada) "Postal Cade

N
Signature of Appellant: =S O Date: QL'QJ{\! 2(7;’ Qofg

Please note: If you are representing mga%anr and are NOT a sollcitor, please confirm that you have wrillen authorization, as
required by the Board'’s Rules of Practice and Procedure, to act on behalf of the appellant. Please confirm this by checking the box
below.

SE I certify that | have written authorization from the appellant to act as a representalive with respect tohis appeal on his or her
behalf and | understand that | may be asked to produce this authorization at any time. {Oa’,‘e,.

A1 Revised Aprll 2010 Page 3of 5




Part!5; Language and Accessibility
\ 7
Please choose preferred language: English r French
We are committed to providing services as set out in the Accessibility for Ontarians with Disabilities Act, 2005. If you have
any accessibility needs, please contact our Accessibility Coordinator as soon as possible.

Part6: Appeal Specific Information

1. Provide specific information about what you are appealing. For example: Municipal File Number(s), By-law
Number(s), Official Plan Number(s) or Subdivision Number(s):

A\
“Repedag  OPAFT (Ry A OlqR—2al% )"
ZmC \1\(‘—'\6\»\, i O \C(L{_.-. 90”_{_
Rle #: Oh.o. LA

2. Outline the nature of your appeal and the reasons for your appeal. Be specific and provide land-use planning reasons
(for example: the speclfic provisions, sections and/or policles of the Official Plan or By-law which are the subject of
your appeal - if applicable). **If more space is required, please conlinue in Part 9 or attach a separate page.

(Please print) . e . V4 \’\-...
Appealiy Zobvnd Sy, ctmerslinesk +hat egrathvtleg }é‘\ s

Ch 20356. Gy Planne-s & Gy Contrenhs QeommencleA
meel g Wl X Yo aloee  \ondorert T g{mqp W N @ m,:,é

ool il rediael to 4 ghertey (L B pddihin. e Tortles pedhe

THE FOLLOWING SECTIONS (a&b) APPLY ONLY TO APPEALS OF ZONING BY-LAW AMENDMENTS UNDER

SECTION 34(11) OF THE PLANNING ACT.

a) DATE APPLICATION SUBMITTED TO MUNICIPALITY:
(If application submitted before January 1, 2007 please use the O1 ‘pre-Bill 51’ form.)

b) Provide a brief explanatory note regarding the proposal, which includes the existing zoning category, desired zoning
category, the purpose of the desired zoning by-law change, and a description of the lands under appeal:
**If more space is required, please continue in Part 9 or altach a separate page.

Part 7: Related Matters (if known)
\_ .~

Are there other appeals not yet filed with the Municipality? ves | NO X
Are there other planning malters related to this appeal? YES r NO

(For example: A consent application connected to a variance application)

If yes, please provide OMB Reference Number(s) and/or Municipal File Number(s) In the box below:

(Please print)

A1 Revised Aprll 2010 Page 4 of 5




Parti8: Scheduling Information /

How many days do you estimate are needed for hearing this appeal? r half day X 1 day a 2 days ™ 3 days
r~ r~ I~

4 days 1 week More than 1 week — please specify number of days:

Hovb’)any expert witnesses apd other witnesses do yml t to have at the hean g&rovlding evidence/testimony?
ﬂ-\v\(’i‘ SN O \‘n-—mf-c, Ovol) e 8 cvs.

Describe expert witness(es)' area of experﬂse (For example: land use planner, architect, engineer, etc.):
N 2

Do you belleve this matter would benefit from mediation? YES /1\{ NO a
(Mediation is generally scheduled only when all parties agree to participate)
YES X NO r

Do you believe this matter would benefit from a prehearing conference?
(Prehearing conferences are generally not scheduled for variances or consenis)

If yes, why? ‘\-ﬂ\ul()wkﬂri axt. S‘t’_e\ﬁhq S%% dypr "U-Q”{ LQ (%‘Z 6 g‘bﬂ\t—(,

Part 9: Other Applicable Information *Attach a separate page if more space is required.

C\(MC.Q;\‘ U\\\a\.e l:%uA\] U\\ﬂlenum) \F‘o/“ & \[&VQ
eedeu&\opmgw Oﬂ?or\vhﬁ\e.i \(z{@-‘-\*\‘Réﬂ( \E/‘ Ct‘(apm( &b (Drvper'\\égw
—‘\“\m"\"‘k ﬁm\obma\ﬁ Qs (ecoynmmendocd Lgl C‘Alb] Cﬂu\*‘t\'*&
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Part 10: Required Fee
] 0o
Total Fee Submitted: $ ‘Q '

Payment Method: X Certified cheque r Money Order r Solicitor's general or trust account cheque

¢ The payment must be in Canadian funds, payable to the Minister of FInance.

e Do not send cash.

© PLEASE ATTACH THE CERTIFIED CHEQUE/MONEY ORDER TO THE FRONT OF THIS FORM.
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Environment and Land Tribunals Ontario
Ontario Municipal Board

TEL: (416}212-6349 or Toll Free: 1-866-448-2248
FAX: (416) 326-5370

www.ello.gov.on.ca

Ontario

Date Stamp - AP FANREEBHER bIEublopalfe [ 1

APPELLANT FORM (A1)
PLANNING ACT

655 Bay Street, Sulte 1500 Toronto, Ontario M6G 1ES

SUBMIT COMPLETED FORM
TO MUNICIPALITY/APPROVAL AUTHORITY

YCLIAE &

14 JUL29 M1

L) _-".,
Ao BTN

CITY OF MISSISSAUGA

Reaceaipt Number (OMB Olfice Use Only)

VLB, L

Rart1: Appeal Type (Please check only one hoXx)

' “SUBJECT OF APPEAL _ TYPE-OF APPEAL PLANNING ACT
‘ : - REFERENCE
(SECTION)
Minor Varlance I~ Appeal a decision 45(12)
B Appeal a decision
r 53(19)
Consent/Severance Appeal conditions imposed
I~ Appeal changed conditions 53(27)
r Falled to make a decision on the application within 90 days 53(14)
J : Appeal the passing of a Zoning By-law 34(19)
Application for an amendment to the Zoning By-law —falled to
Zoning By-law or make a decision on the application within 120 days 34(11)
Zoning By-law Amendment r
Application for an amendment to the Zoning By-law — refused by the
municipality
Interim Control By-law r Appeal the passing of an Interim Control By-law 38(4)
Appeal a declslon 17(24) or 17(36)
B Falled to make a decision on the plan within 180 days 17(40)
Officlal Plan or r
Officlal Plan Amendment Application for an amendment to the Official Plan — falled to make a
decislon on the application within 180 days 22(7)
I~ Application for an amendment to the Official Plan ~ refused by the
municlpality
r i
Appeal a decislon 51(39)
Plan of Subdivision r Appeal conditions imposed 51(43) or 51(48)
i Falled to make a declsion on the application within 180 days 51(34)

08, MO 172,

Part'2: Location Information

Xaswe  Level

"Address and/or Legal Descrl ption of property subject to Y‘P appeal:

Municipality/Upper tier:

\‘&Q\"&&auﬁq ee\ Qagjaa

A1 Revised Aprll 2010

Page 2 of 5




Part 3: Appellant Information

First Name: 3\6’6/ ck‘b\hc« Last Name: ’4C{k\\’id‘( S

Company Name or Assoclation Name (Association must be incorporated — include copy of letter of incorporation)

Professional Title (if applicable):
E-mall Address: '\j\ A.

By providing an e‘mall address you agrae to racelve communlications from the OMB by e-mall.

sono o NS v (0S) €2~ 6438

Fax#:

Mailing Address: g(; 7é S‘\'f&\*%\wwmcf @" M \‘"&S\‘S(a\)(q
Street Address Apt/Suite/Unit# Cily/TownlJ
Ovusco Covode. LSL w2
Province =" Country (if not Canada) Postal Cod

Signature of Appellant:

7

e appeal is submilled by a law office.)

g, m 274l

(Sighature not re

Please note: You must notify the Ontarlo Municipal Board of any change of address or telephone number in writing. Please
quote your OMB Reference Number(s) after they have been assigned.

Personal information requested on this form Is collected under the provisions of the Planning Act, R.S.0. 1990, ¢. P. 13, as amended,
and the Ontario Municipal Board Act, R.S.0. 1990, c. O. 28 as amended. After an appeal is filed, all information relating to this appeal
may become available to the public.

Rart 4! Representative Information (if applicable)

| hereby authorize the named company and/or individual(s) to represent me:

First Name: 9!@ . Last Name: ZC)(‘ Lhed

Company Name:

Professional Tille:

E-mail Address: SZC){'MQC) Cd,CieCOv Ca

By providing an e-maidddress you agres to racelve communlcations from the OMB by e-mall,

Daytime Telephone #: (qob g 39 - 46([9 Alternate Telephone #:

Fax #:
Malling Address: \QSH’ F\’e,\o((c.\t BI\G?} @U"\:,\‘\'c\. )
Street Address 7z Apt/Suite/Unit# " Clly/Town

Postal Code

Province i Country (if not Canada) ey
Slgnalure of Appellant: \/ g % ;’% o] Date: X “'\L’o""\ aglao\l’l
N = S i 7 ¥

Please note: If you are representing the appellant and are NOT a solicitor, please confirm that you have written authorization, as
required by the Board’s Rules of Praclice and Procedure, to act on behalf of the appellant. Please confirm this by checking the box
below.

X | cerlify that | have written authorization from the appellant to act as a representalive with respect to this appeal on his or her
behalf and | understand that | may be asked to produce this authorization al any time.

A1 Ravised April 2010 Page 3 of 5




Rart'’5: Language and Accessibility
Y I

Please choose preferred language: English

French

We are commilted to providing services as set oul in the Accessibility for Ontarians with Disabilities Act, 2005. If you have
any accessibllity needs, please contact our Accessibility Coordinator as soon as possible.

‘Part 8: Appeal Specific/Information

1. Provide specific information about what you are appealing. For example: Municlpal File Number(s), By-law
Number(s), Official Plan Number(s) or Subdivision Number(s):

(P'essa/ﬂfr{:téea{f'» OPA G (Q(Q/\wu 20 \‘1(319()\‘(“)

—Zc»m.% &@&’\a‘v 0t -go

\72 CV. Ok.CLA

2. Outline the nature of your appeal and the reasons for your appeal. Be specific and provide land-use planning reasons
(for example: the speclfic provisions, sections and/or policles of the Official Plan or By-law which are the subject of
your appeal - if applicable), **If more space is required, please continue in Part 9 or attach a separate page.

(Please print)

oalina Zvine RyAaw amecdmast T QN ke\‘S-) b
@?FZL G _(’lg»nec.f. q C**\Q CtoWekl vermmalod € Sloreys
ool Coue vedelact Yo 4 S‘\mfﬂf&- T adddien ro Folly, poslic

meert s ae esteNslod Yo alleee  lzpdouwnet o Spauk o L8
PANN| o Ao,

THE FOLLOWING SECTIONS (a&b) APPLY ONLY TO APPEALS OF ZONING BY-LAW AMENDMENTS UNDER

SECTION 34(11) OF THE PLANNING ACT.

a) DATE APPLICATION SUBMITTED TO MUNICIPALITY:
(If application submitted before January 1, 2007 please use the O1 ‘pre-Bill 51" form.)

b) Provide a brief explanatory note regarding the proposal, which Includes the existing zoning category, desired zoning
category, the purpose of the desired zoning by-law change, and a description of the lands under appeal:
**If more space is required, please continue in Part 9 or altach a separate page.

Rart 7. Related Matters (if known)

r No/

Are there other planning matters related to this appeal? YES a NO Q/
(For example: A consent application connected to a variance application)

Are there other appeals not yet filed with the Municipality? YES

If yes, please provide OMB Reference Number(s) and/or Municlpal File Number(s) In the box below:

(Please print)

A1 Revised April 2010 Pagedof 5




Pait'8: Scheduling Information

How many days do you estimate are needed for hearing this appeal? 2 half day P\( 1 day a 2 days [ 3 days

I~ I~ r

4 days 1 week More than 1 week — please specify number of days:

How many expert withesses and other witnesses do you e\ﬁ t to have at the_qbarlng providing evidence/testimony?
L \\-.f\ AN oV, Wit R AN Av8Cot s

Describe expert wntness(es)‘ area of expertise (For example: land use planner, architect, engineer, etc.):

Do you believe this matter would benefit from mediation? YES lj( NO I~
(Mediation is generally scheduled only when all parties agree to pariicipate)
Do you believe this matter would benefit from a prehearing conference?  YES r\/( NO r

(Prehearing conferences are generally not scheduled for varlances or consents)
If yes, why?J\awla»w.S. acd Le e\L\HQ &%‘% apprw.ﬁf LQ\((L:B 9: 6 ﬁwq/d

Part 9: Other Applicable Information **Attach a separate page if more space is required.

C\QJKSO\ U\T\uqﬁ _C_Lq,[\', (,w-déru»( ‘For 8 l!CLLfQ
Q@Aeue,\o@mew\ cmaf\v-\“\d dadSad B, cprex. §O Drmeﬂ\‘e&
__p-‘kex.\% ot G\Quelqpmén_\ ag rt’_wwmc';wlca( J:)q Cr\u (CM(UHCAVﬂ“S

Céux Sevicr rs\cw\tr&: porinoe hood dai ke & Chrey.
Q(’Comm«aud&m& ‘CU{:P()IJ?A lm,\ ¥ ptaﬁeﬁﬁ o Cmu Ac?‘ &LLS”
rasl Gt Gl Plean,

Al AP Pepar\—( (Cuwmencdic] ({ Q\w»&,\(‘, 0.%4& H—L }\Cb"
Pa\\L\CG-.( PQL&U-.-S LQ\'(]:\ b X reaﬂmoe,( 41) i &}v,ggf\g
b«\\)wu‘\ add Movd DU W Léamq\( Yo Corvmomneele T IFPG‘C‘!F'O'
badannae.  latbet 4 Cv\U\ AN B yees wmmu_.;
QPQ‘\\, recon-m A edcatve—\ \

)

Part 10: Required Fee

Total Fee Submitted: $ \é\_(

Payment Method: \’PY Certified cheque r Money Order r Solicitor's general or trust account cheque

¢ The payment must be In Canadian funds, payable to the Minister of Finance.
e Do not send cash.

® PLEASE ATTACH THE CERTIFIED CHEQUE/MONEY ORDER TO THE FRONT OF THIS FORM.
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e Environment and Land Tribunals Ontario

Ontario Municipal Board
855 Bay Slreel, Suite 1500 Toronto, Ontaric M5G 1E5

FAX: (416

TEL: (416) 212-6349 or Toll Free: 1-866-448-2248
326-5370

Onlarlo www.elto.gov.on.ca

APPELLANT FORM (A1)

PLANNING ACT

SUBMIT COMPLETED FORM

TO MUNICIPALITY/APPROVAL AUTHORITY

Dato Stamp - APppE) RAZBI{ad WW’Wa@ £

14 JUL 29

CL 1\!» - _11.'»'.:::.‘

Al A5

ARidsh DT

CITY OF MI5SiSSAURBA

Recaipt Number (OMB Office Usa Cnly)

Part 4: Appeal Type (Rlease checkionly.one/box)

SUBJECT OF APPEAL TYPE OF APPEAL PLANNING ACT
REFERENCE
(SECTION)
Minor Variance r Appeal a decision 45(12)
r Appeal a decision
r 53(19)
Consent/Severance Appeal conditlons Imposed
r Appeal changed conditions 53(27)
r Falled to make a declsion on the application within 90 days 53(14)
"5( Appeal the passing of a Zoning By-law 34(19)
7
™ Appllcation for an amendment to the Zoning By-law — failed to
Zoning By-law or make a decislon on the application within 120 days 34(11)
Zoning By-law Amendment r
Application for an amendment to the Zoning By-law — refused by the
municipality
Interim Control By-law r Appeal the passing of an Interim Control By-law 38(4)
4)-Z Appeal a decision 17(24) or 17(36)
y o
r~ Failed to make a decision on the plan within 180 days 17(40)
Officlal Plan or -
Officlal Plan Amendment Application for an amendment to the Official Plan — failed to make a
decision on the application within 180 days 22(7)
A Application for an amendment to the Official Plan — refused by the
municipality
I
Appeal a declsion 51(39)
Plan of Subdivislon 2 Appeal conditlons imposed 51(43) or 51(48)
I~ Failed to make a decision on the application within 180 days 51(34)
Part 2: LocationiInformation
Address andlor Legal Descrlption of property subject to the appeal “
Municipality/Upper tier: /’V/} 551/515)40’6/4 /DZ:.:?Z, %’0/}:/
A1 Revised April 2010 Page 2 of 5




Part 3: Appellant Information

First Name: éA R \‘/ Last Name: (/ /'_/ [ '}flﬂ-/\w

v

Company Name or Assoclation Name (Association must be Incorporated — include copy of lelter of Incorporation)

Professional Title (if applicable):

E-mail Address: N /,/_\

By providing an e-mall address you agres lo recolva communlcations from the OMB by e-mall.

Daylime Telephone #: Alternate Telephone #:

Fax i

Mailing Address:ﬂ 2 5 L ak e Q/»\ﬂ o @ A) D W&&r‘r %/5 S [ sean Utﬂ A

=

Street Address Apt/Sulte/Unit# City/Town
K“m/f Covacka L5515

Provirce Country (If not Canada) Postal Code

Slgnalure of Appellant:?(: /@/1/,\,,__, Date: \/U L?/ Z/X/ZCJ/&A

(Signature not required if the appeal is submitted by a law office )

Please note: You must notify the Ontario Municipal Board of any change of address or telephone number in writing. Please
quote your OMB Reference Number(s) after they have been asslgned.

Personal information requested on this form Is collected under the provisions of the Planning Act, R.8.0. 1990, ¢. P. 13, as amended,
and the Ontario Municipal Board Act, R.S.0. 1990, c. O. 28 as amended, After an appeal Is filed, all information relating to this appeal
may become available to the public.

Part4: Representative Information (If applicable)

I hereby authorize the named company and/or individual(s) to represent me:
First Name: C; ’rF \/é l Last Name: :7 ) (‘ b A S

Company Name:

Professional Title:

E-mail Address: S 7. A Y }”\ A S@ (()O\ e Cory . Ca\

"By providing an e-mall addrass you agrao to recalva communications from the OMB by s-mall,

Daytime Telephone #: Oj 6’5 ?)7;. 7 QJ 6 Cj Atternate Telephone #:

Fax #:

Mailing Address:ﬁ‘ g)t"’ ;\ é (d C_)‘”th’ DYII\VQ, R(,{ { \1‘ C\ {t?'/\r’\

ApUSuitef/Unifit ~ CilylTown

Stréet Address
ONT Copwla.  LFp shb

Province /é(AM Country (if not Canada) PostalCode™
SlgnaﬂuraoprpeHeml:?< = Date: /[

—

Please note: If you are representing the appellent and are NOT a solicitor, please confirm that you have wrilten authorization, as
required by the Board's Rules of Practice and Procedure, to act on behalf of the appellant. Please confirm this by checking the box
below.

K I certify that { have written authorization from the appellant to act as a representative with respect to this appeal on his or her
behalf and | understand that | may be asked to produce this authorization at any time.

A1 Revised April 2010 Page 3of 5




Part 6 Languade and Accessibility

=

Please choose preferred language: English French

We are committed to providing services as set out in the Accessibility for Ontarians with Disabilities Act, 2005. | you have
any accessibility needs, please contact our Accessibility Coordinator as soon as possible.

Rarti6: Appeal Specific Information

1. Provide specific information about what you are appealing. For example: Municipal File Number(s), By-law
Number(s), Official Plan Number(s) or Subdivision Number(s):

p |
(Pleasjl\arlﬂl) ed(l\; OPA ‘:t\»(f (@% /{aw C 0 (q g o ;)0\(_(, l
ZE}:—'\C& @0%/ lﬂbu &Olch '".90“,/
R\e *C.0.04.ClLAa

2. Outline the nature of your appeal and the reasons for your appeal. Be specific and provide land-use planning reasons
(for example: the speclfic provisions, sections and/or policies of the Official Plan or By-law which are the subject of
your appeal - if applicable). **If more space Is required, please continue In Part 9 or attach a separate page.

(Please print) R 1 -\.(_\\ \ﬂ Lci‘ i l\‘-‘
a\& U l? A Omevdwarh Nt ed ey
62“::“2 Zm’:\‘ﬁ‘ﬂ Ol;jm:—?é CH\J\] CooMdosh S Cconunadol __é\'s Qurey S
h * \

9 v{ +¢) L‘ Q)Fahf £~ EL.. aJo(n‘k;,‘\_ 1/\4,, "F..,A&/ ».._\\E
m_.c, &f‘i&u:\w Yo Al Unduirs Cpacke o LY
pocel ache -

THE FOLLOWING SECTIONS (a&b) APPLY ONLY TO APPEALS OF ZONING BY-LAW AMENDMENTS UNDER

SECTION 34(11) OF THE PLANNING ACT,

a) DATE APPLICATION SUBMITTED TO MUNICIPALITY:
(If application submitted before January 1, 2007 please use the O1 pre-Bill 51' form.)

b) Provide a brief explanatory note regarding the proposal, which Includes the existing zoning category, desired zoning
category, the purpose of the desired zoning by-law change, and a description of the lands under appeal:
*If more space Is required, please continue in Part 9 or attach a separate page.

Part 7: Related Matters (if known)

r v/

Are there other appeals not yet filed with the Munlclpality? YES NO

Are there other planning matters related to this appeal? YES r NO F/V
(For example: A consent application connected to a variance application)

If yes, please provide OMB Reference Number(s) and/or Municipal File Number(s) in the box below:

(Please print)
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Rarti8:'Schedullng Ihformation

-
-

How many days do you estimate are needed for hearing this appeal? half day V1 day r 2 days 3 days
r r I~

4 days 1 week More than 1 week — please specify number of days:

How many expert witnesses and other wi ]Inagses do you expect to have at the, hearing provldlrig evidence/testimony?
'G.Ac& (3N \\""tf‘ EM Lo § - Ol\.QCUL

Describe expert witness(es)’ area of expertise (For example: land use planner, architect, engineer, etc.):

Do you believe this matter would benefit from mediation? YES *’ NO I~

(Mediation Is generally scheduled only when all pariies agree to participate) )(
[ I

Do you believe this matter would benefit from a prehearing conference?  YES NO

(Prehearing conferences are generally not scheduled for variances or consents )
If yes, why?J-\a»-olDua\,ﬁf& avé. geém.c{ a ﬁ\m}ﬂﬂ( LQ\ K\)‘{ (j\ g mh‘"{‘ L.

Rart:9: Other Applicable Information

**Attach a separate page if more space

Cladeco U\‘éaqa Credlyy UWZIMMJTL/ & \ e &
Q@AWM Oﬁ’af\v»«*f\ﬂ& l(l@\-—}\ﬁ\Qoq TR Glmrov &0 (pro(peﬁ\»ei
_Lﬁve»:.ewx o éoueomw* ) a8 teronmelsd 'th Cedy coriachi
Ct C\\\U\ S O\mnmfi MEO J\O\\ A\ 'ef é C\b/ék{&
QeCAwwwﬂsAm.J .quw-\oc'( LU\ “Pleos g Coas AO{ <"

o Cidver G o, .

AN AP \!\O_;(U'\L V’QCOMAVHMA é Qsi‘dﬁfi ,a“\r “Ko il

pc\A\tﬂ Ol Leuu‘r et redead kY @wys
R, pebhc \\aw\wu\s Yo Gmiwele B .,L(,,,cta/
\awlow—i b)u)(aof oS CC‘\L, AR T \,leafi (‘umar#\m
\\QQW‘ veConmadadis ).

is required.

Part 10:! Required Fee

Total Fee Submitted: $ /7.5 &<

I~ F

Payment Method: Certified cheque Money Order Solicitor's general or trust account cheque

® The payment must be In Canadian funds, payable to the Minister of Finance.
e Do not send cash,

® PLEASE ATTACH THE CERTIFIED CHEQUE/MONEY ORDER TO THE FRONT OF THIS FORM.
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Memorandum

FOR IMMEDIATE ATTENTION AND ACTION

TO: Iid Sajecki, Commissioner of Planning & Building

FROM: Diana Rusnov, - Office of the City Clerk

DATE: July 28, 2014

RI: Appeal Pursuant fo 34(19) & 17(24)of the Planning Act, R.S.0. 1990, ¢, P.13,

Application to Amend Zoning By-law 0225-2007
Lands located in Clarkson Village along Lakeshore Rd. West
Our File: CD.04.CLA & OPA 9 - Ward 2

Attached please find copy of appeal form dated July 28, 2014 received July 28, 2014 from Grant
Gorchynski, with respect to CD.04,CLA & OPA 9.

In accordance with the Planning Act requirements, the City is required fo submit the Notice of Appeal,
Municipal Submission Form (including prescribed records) and appeal fee to the Ontario Municipal Board
within 15 days after the Notice of Appeal is received. In order to meet this deadline, we request that you
provide our office with the following information outlined on the attached Municipal Submission Form

(R2) no later than July 30, 2014,

e Part 4: Related Matters

e Part 5: By-law Information

e Part 6: Scheduling Information (including the estimated number of days for the hearing)

¢ Part 7. Municipal Representative Information (Legal or Planning)

o Part 8: Required Documentation (include the applicable documents and information indicated
by a tick

« Thank you for your co-operation,

Diana Rusnov, Deputy Clerk
Legislative Services

Corporate Services Department
905-615-3200 X5419

imj

Att,
ce: Mary E. Bench, City Solicitor (via cmail)
Councillor, Ward 2 (via cmail)
Marianne Cassin & Sheena Harrington-Slade, Planning and Building (via email)

Kietyclerk/support/Development Applications/Template/OZ/OZ Appeal Letter to Planning.doc

Form 145 [Rev. 81/03)




b7} Environment and Land Tribunals Ontario

Ontario Municipal Board
855 Bay Street, Suite 1500 Toronto, Ontario M5G 1E5
TEL> (416) 212-6349 or Toll Free: 1-866-448-2248

FAX: (416) 326-5370
Ontarlo www.ello.gov.on.ca

APPELLANT FORM (A1)

PLANNING ACT

SUBMIT COMPLETED FORM
TO MUNICIPALITY/APPROVAL AUTHORITY

Date Stamp - Appeal Recelved by Munlcipality

Recelpt Number (OMB Office Use Only)

Ratt1: Appeal Type/(Pleaseicheck only onehox)

SUBJECT OF APPEAL TYPE OF APPEAL PLANNING ACT
REFERENCE
(SECTION)
I~ .
Minor Varlance Appeal a decision 45(12)
r Appeal a decision
™ 53(19)
Consent/Severance Appeal conditions imposed
a Appeal changed conditions 53(27)
- Failed to make a decision on the application within 90 days 53(14)
(¥
v Appeal the passing of a Zoning By-law 34(19)
I Application for an amendment to the Zoning By-law ~— failed to
Zoning By-law or make a decision on the application within 120 days 34(11)
Zoning By-law Amendment r
Application for an amendment to the Zoning By-law — refused by the
municipalily
Interim Control By-law i Appeal the passing_of an Interim Control By-law 38(4)
v
u Appeal a decision 17(24) or 17(36)
r Failed to make a decision on the plan within 180 days 17(40)
Official Plan or I~
Offlcial Plan Amendment Application for an amendment to the Official Plan — falled to make a
decision on the application within 180 days 22(7)
I Application for an amendment to the Official Plan — refused by the
municipality
r s
Appeal a decision 51(39)
Plan of Subdivision r Appeal conditions imposed 51(43) or 51(48)
I~ Failed to make a decision on the application within 180 days 51(34)

iRart 2: Logcation Information

1672 — 1692 Lakeshore Road West,

Address and/or Legal Description of property subject to the appeal:

Municipality/Upper tier:__Mississauga / Peel Region

A1 Revised April 2010

Page 2 of 5



Part 3: Appellant Information

First Name: __Grant Last Name: Gorchynski

Lisgar Development Ltd, {incorporated 1956)

Company Name or Association Name (Association must be incorporated — include copy of lefter of incorporation)

Professlonal Title (If applicable):

E-mail Address: grant@lisgardev.ca
By providing an e-mall address you agres to receive communications from the OMB by e-mall.

Daytime Telephone #: __(905) 842-3691 x.23 Alternate Telephone #:

Fax i ___ (905) 842-8969

Mailing Address: __ 277 |Lakeshore Road EAST Sulte 300 Oakville
Street Address Apt/Suite/Unif# Cily/Town
Ontarlo LGL~1H9

Province hﬂ Country (if hot Canada) Postal Code
Signature of Appellant: %\MM@F AN, Date: :j'“hf AD, 20

“YQ{gnature e} requi@d if the appeal Is submitted by a law office.)

Please note: You must notify the Ontario Municipal Board of any change of address or telephone number in writing. Please
quote your OMB Reference Number(s) after they have been assigned.

Personal information requested on this form is collected under the provisions of the Planning Act, R.S.0. 1890, c. P. 13, as amended,
and the Ontario Municipal Board Act, R.S.0. 1890, c. O. 28 as amended. After an appeal is filed, all information relating to this appeal
may become available to the public.

Part'4: Representative Information (if applicable)

| hereby authorize the named company and/or individual(s) to represent me:

First Name: (‘?iro.\.f\j(.’ Last Name: GP\TC’\‘\&J‘-’\S‘(:

Company Name: Lis S of Deuels pune 4’\"\. LA
Professional Title:

E-mail Address: Ran ¥ @ \ s o0l (k en) . e
“~By providing an e-mall addressXou agree to recelve communications from the OMB by e-mail.

Daytime Telephone #. _ — above — Alternate Telephone #:
Fax #:
Mailing Address: = <) by, —
Street Address Apt/Suite/Unit# Cily/Town
— oabyve —
Province Country (if not Canada) Postal Code
Signature of Appellant: W Date: {jb\\v\ g-%, ?}m“\

Flease note: If you are representing the appellant and are NOT a solicitor, please confirm that you have wiiften authorization, as
required by the Board's Rules of Practice and Procedure, to act on behalf of the appellant. Please confinm this by checking the box
below.

v

| certify that | have wrilten authorization from the appeltant to act as a representative with respect to this appeal on his or her
behalf and | understand that | may be asked to produce this authorization at any time.

A1 Revised April 2010 Page 3of 5



Part 5: Language and Accessibility

—[|
1

Please chogse preferred language; English French

We are committed to providing services as set out in the Accessibility for Ontarians with Disabilitles Act, 2005, If you have
any accessibility needs, please contact our Accessibility Coordinator as soon as possible.

Part 6; Appeal Specific Information

1. Provide specific information about what you are appealing. For example: Municipal File Number(s), By-law
Number{s), Official Plan Number(s) or Subdivision Number(s):

(Please print)

Appealing OPA# 9 (By-law #0193-2014)
Zoning By-law # 0194-2014

File # CD.04.CLA

2. Outline the nature of your appeal and the reasons for your appeal. Be specific and provide land-use planning reasons
(for example: the specific provisions, sections and/or policies of the Official Plan or By-law which are the subject of
your appeal - if applicable). **If more space is required, please continue in Part 9 or attach a separate page.

(Please print)

Appealing zoning by-law amendment that establishes helght in C4 Zone. City Planes and City consultant’s recommended
siX (6) stories and Council reduced to four (4) stories.

In addition no further public meetings were set to allow landowners to speak to this political action.

THE FOLLOWING SECTIONS (a&b) APPLY ONLY TO APPEALS OF ZONING BY-LAW AMENDMENTS UNDER

SECTION 34(11) OF THE PLANNING ACT.

a) DATE APPLICATION SUBMITTED TO MUNICIPALITY:
(If application submitted before January 1, 2007 please use the O1 ‘pre-Bill 51" form.)

b) Provide a brief explanatory note regarding the propaosal, which includes the existing zoning category, desired zoning
category, the purpose of the desired zoning by-law change, and a description of the lands under appeal:
**If more space is required, please continue in Part 9 or attach a separate page.

Part 7: Related Matters (if known)

Are there other appeals not yet filed with the Municipality? YES - NO W

Are there other planning matters related to this appeal? YES - NO ¥

(For example: A consent application connected to a variance application)

If yes, please provide OMB Reference Number(s) and/or Municipal File Number(s) in the box below:

(Please print}

A1 Revised Aprit 2010 Page 4 of 5




Rart 8: Scheduling Information

How many days do you estimate are needed for hearing this appeal? i half day W 1 day g 2 days r 3 days

4 days v 1 week r ~ More than 1 week - please specify number of days:

How many expert withesses and other witnesses do you expect to have at the hearing providing evidence/testimony?
Working with other impacted landowners to discuss.

Describe expert witness(es)’ area of expertise (For example: land use planner, architect, engineer, etc.):

Do you believe this matter would benefit from mediation? YES 4 NO =
(Mediation is generally scheduled only when all parties agree to participate)
Do you believe this matter would benefit from a prehearing conference?  YES 4 NO r

(Prehearing conferences are generally not scheduled for variances or consents)

If yes, why?__Land owners are seeking staff approved height of six(6) stories

Rart 9: Other Applicable Information **Attach a separate page if more space Is required.

Clarkson village study was underway for over eight (8) years. Redevelopment opportunities identified for approximately

Eighty (80) properties. Intensity of development, as recommended by City consultants and City senior planners. Maximum

Height shall be six (6) stories. Recommendation supported by “Places to Grow Act, 2005” and cities Growth Plan.

All draft reports recommend six (6) stories. At the last second as a result of political reasons the height was changed and

Reduced to four (4) stories without additional public hearings to communicate to impacted landowners. The final decision

Should be based on the best interests of the community and surrounding areas. The best interest for the area,

Community, and economy of the town of Clarkson Is six (6) stories. It would be a shame to see the area

Negatively impacted by not having the area see its full and lush potential,

\Part 10:' ' Requiracl Fee

Total Fee Submitted: $ 125.00

v

Payment Method: Certified cheque A "

Money Order Solicitor's general or trust account cheque

e The payment must be in Canadian funds, payable to the Minister of Finance.
e Do not send cash,
® PLEASE ATTACH THE CERTIFIED CHEQUE/MONEY ORDER TO THE FRONT OF THIS FORM.

A1 Revised April 2010 ) Page 5of &




Amendment No. 9

to

Mississauga Official Plan

for the

City of Mississauga Planning Area

The following text and maps designated Map "A", "B", "C", "D" and "E" attached
hereto constitute Amendment No. 9.

Also attached hereto but not constituting part of the Amendment are Appendices I
and II.

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

Appendix II is a copy of the Planning and Building Department report dated
June 4, 2013, pertaining to this Amendment.



PURPOSE

The purpose of this Amendment is to change the boundary of the Clarkson
Village Community Node and the Clarkson-Lorne Park Neighbourhood Character
Areas, add Precinct policies, transportation policies, amend land use designation
policies and to delete, amend and add Special Site policies.

LOCATION

The lands affected by this Amendment are located on the north and south sides of
Lakeshore Road West between Southdown Road and Birchwood Park.

BASIS

The subject lands are located in the Clarkson Village Community Node and
Clarkson-Lorne Park Neighbourhood Character Areas, and form part of
Mississauga Official Plan, which came into effect on November 14, 2012, save
and except for those policies and land use designations which have been appealed
to the Ontario Municipal Board.

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

1. The proposed amendments to Mississauga Official Plan — Clarkson Village
Community Node and Clarkson-Lorne Park Neighbourhood Character
Areas meet the overall intent, goals, objectives and policies of Mississauga
Official Plan and will help direct the form of future development for the
Clarkson Village Community Node.

2. The proposed amendments establish a land use vision for the Clarkson
Village Community Node Character Area and address compatibility
concerns from development in the Village onto adjacent residential lands
and the public realm.



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

1. Section 14.1 Community Nodes is hereby amended by deleting Map 14-1
City Structure — Community Nodes and replacing it with the following:
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3. Section 14.2.1 Urban Design Policies, Section 14.2.2 Transportation, and
Section 14.2.3 Special Site Policies are hereby deleted and replaced with the
following:

14.2.1 Urban Design Policies

Shared Community Vision and Focus
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Map 14-2.1: Precinct Areas-Clarkson \;iilage Community Node

14.2.1.1  Clarkson Village Community Node is to transition into a pedestrian
friendly and transit supportive community full of activity places and
gathering spaces, with a mainstreet atmosphere found amidst new,
contemporary, mixed use, development paying tribute to the Village's
heritage and character.

14.2.1.2  The Clarkson Village Community Node will be the focus of activity
for the surrounding Clarkson-Lorne Park Neighbourhood, combining
residential uses, cultural activities, shopping, dining, commerce and
recreation.

14.2.1.3  Precincts have been identified as shown on Map 14-2.1 Precinct Areas
— Clarkson Village Community Node, to reflect the character of
different areas and permitted heights within the Community Node.

14.2.1.4  Development will be compatible with and enhance the Village
character as a distinct established community by integrating with and
transitioning to the adjacent Clarkson-Lorne Park Neighbourhood.



14.2.1.5

14.2.1.6

14.2.1.7

14.2.1.8

14.2.1.9

14.2.1.10

14.2.1.11

Development will incorporate a high level of urban design, pedestrian
amenity, landscaping and will be of a compact form to ensure a strong
sense of place, a high quality streetscape and reinforce the Clarkson
Village Community Node as the centre of activity for the area.

Development will be in accordance with minimum and maximum
height limits as shown on Map 14-2.1 Precinct Areas — Clarkson
Village Community Node.

Built form will be located close to the street, with a two to three storey
streetwall. Where additional height is permitted, it will be stepped
back from the streetwall to minimize shadowing, maximize skyviews,
maintain a desirable streetscape and ensure new development is
consistent and compatible with the existing building fabric.

Where mixed use buildings are proposed, non-residential floor space
will be excluded from the calculation of FSI.,

New development along Lakeshore Road West will be located close to
the street and promote a continuous street wall.

On-site parking will not be permitted between the streetwall and the
street.

Mississauga will encourage on-street lay-by parking and the provision
of well lit, on-site parking located at the rear of buildings with clear
visibility and sight lines through to Lakeshore Road West.

Historic Village Precinct

142.1.12

14.2.1.13

Development will respect the character of the existing building fabric
as well as transition appropriately to the adjacent Clarkson-Lorne Park
Neighbourhood. New development will encourage a pedestrian
oriented streetscape and a walkable community, preserve elements
along the edge of Turtle Creek to connect to the parking areas and the
shopping street and to encourage the visual enjoyment and
surveillance of this natural creek feature.

Residential uses will not be permitted on the ground floor adjacent to
Lakeshore Road West.

14.2.1.14 Large format retail development will be discouraged.

14.2.1.15

Lands located at the northwest corner of Lakeshore Road West and
Clarkson Road North are encouraged to redevelop as a focal point of
the Clarkson Village Community Node.



14.2.1.16 Within the Core area, as shown on Map 14-2 Clarkson Village

14.2.1.17

Community Node Character Area, required parking for new
development with a FSI greater than 1.0 will be within an
underground structure.

Within the Outer Core area, as shown on Map 14-2 Clarkson Village
Community Node Character Area, required parking for new
development with a FSI greater than 1.0 will be within a parking
structure located either above or below grade. Where an above grade
structure is provided, it will be located to the rear of an active building
facade, will be no more than two storeys in height and will not be
visible from public roads. Where above grade parking structures are
visible from adjacent lands, they will utilize appropriate finish
materials and be of a high architectural quality.

West Gateway Precinct

14.2.1.18

14.2.1.19

14.2.1.20

New development will maintain the existing height transition with the
highest built form at the west end, closest to the Clarkson GO Transit
Station, and lowest building heights at the east end, adjacent to the CN
Rail overpass and the Historic Village Precinct.

Mixed use buildings will be located close to the street to ensure a
pedestrian oriented environment.

Mississauga will encourage a symbolic gateway feature on Lakeshore
Road West, east of Southdown Road to define the entry and exit from
Clarkson Village Community Node.

East Gateway Precinct

14.2.1.21

14.2.1.22

14.2.2

14.2.2.1

Mississauga will encourage a symbolic gateway feature on Lakeshore
Road West, west of Johnson's Lane to define the entry and exit from
the Clarkson Village Community Node.

At grade, street related retail, commercial, restaurants and office uses
are encouraged. Mixed use buildings will be located close to the street
to ensure a pedestrian oriented environment.

Land Use

Notwithstanding the policies of this Plan, drive-through facilities will
not be permitted.



14.2.3

14.2.3.1

14.2.3.2

14.2.3.3

14.2.3.4

Transportation, Access and Parking

No major changes to Clarkson Road will be undertaken except minor
channelization, reconstruction, bus-bay construction, and
improvements of a similar nature.

Notwithstanding the classification of Clarkson Road, this road will be
limited to no more than two through lanes.

Mississauga will encourage and promote better utilization of the
existing parking inventory within the Clarkson Village Community
Node through discussions with the members of the Clarkson Village
Business Improvement Area.

Development within the Clarkson Village Community Node will
implement the general intent of Map 14-2.2 Access Management Plan
- Clarkson Village Community Node and will:

a. eliminate and/or consolidate vehicular access connections to and
from Lakeshore Road West to reduce vehicle turning movements
onto and direct traffic towards signalized intersections;

b. facilitate the creation of a publicly accessible laneway
system by granting public use easements over internal driveways
to facilitate access to and from abutting lands to the east and west
and to consolidate vehicular access connections to Lakeshore Road
West;

c. contribute a proportionate share towards the construction of a
continuous centre median along Lakeshore Road West; and

d. where the ultimate condition cannot be accommodated, interim
solutions will be accommodated to ensure that vehicular access
rights are maintained and appropriate interim agreements will be
executed to ensure the ultimate condition will be achieved.
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Map 14-2.2 : Access Managemenlt Plan-Clarkson Village Community Nede Character Area

14.2.3.5  Where surface parking is being provided at the rear of buildings,
communal parking spaces accessed from the public laneway system
will be encouraged.

14.2.3.6  Through the development review and approval process, developers
will be responsible for the construction of on-street lay-by parking in
accordance with the Clarkson Village Transportation/Urban Design
Study — Final Report.

14.2.3.7 A dedicated cycling route will be provided along Lakeshore Road
West.

14.2.4 Special Site Policies

There are sites within the Character Area that merit special attention
and are subject to the following policies.



14241 Site ]
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142.4.1.1 The lands identified as Special Site 1 are located on the north side
of Lakeshore Road West, east of Clarkson Road.

14.2.4.1.2 Notwithstanding the provisions of the Residential High Density
designation, the following additional policies will apply:

a. the maximum floor space index (FSI) will be 1.5;

b. the maximum number of apartment dwelling units permitted
will be 210;

c. the maximum number of townhouse dwellings permitted will
be 32; and

d. the maximum apartment building height will be six storeys.



14242 Site2

BALSAM AVENUE
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14.2.4.2.1 The lands identified as Special Site 2 are located on the east side of
Southdown Road, north of Lakeshore Road West.

14.2.4.2.2 Notwithstanding the policies of this Plan, the maximum permitted
number of apartment dwelling units will be 424.

14.2.4.3 Site 3

; l | CAVADUN

s NATIOA. VL




7
N,
X
/|
N
7 N

N\ LAKESHORE ROAD WEST

7 7/

b Q
Nl Ny Ny
X N

N2l N N N F
by x X X

LEGEND
GREEN SYSTEM

NNV

S

Green System
CITY STRUCTURE
D Downtown
- Major Node
: Community Node
Neighbourhood

D Corporate Centre
D Employment Area

[~ ] special Purpose Area

CORRIDORS
Corridor

(%% %9 0%

@ Appealed to the

Ontario Municipal Board

Intensification Corridor

Note:

Base map information (eg. roads, highways, railways,
watercourses), including any lands or bodies of water
outside the city boundaries, is shown for information
purposes only.

MAP 'A’
Page 1
Part of Schedule 1
Existing Urban System
of Mississauga Official Plan

City of Mississauga




LEGEND
GREEN SYSTEM

SN

REex] Green System

CITY STRUCTURE

E Downtown

- Major Node

: Community Node
Neighbourhood

[ Corporate Centre

[ Employment Area

=

[ ] Special Purpose Area

CORRIDORS
&> Corridor
&XX%  Intensification Corridor

Appealed to the
Ontario Municipal Board

Note:

Base map information (eg. roads, highways, railways,
watercourses), including any lands or bodies of water
outside the city boundaries, is shown for information
purposes only.

MAP 'A’
Page 2
Part of Schedule 1
Amended Urban System
of Mississauga Official Plan

City of Mississanga




LEGEND
ELEMENTS

: Downtown
- Major Node
: Community Node
Neighbourhood
: Corporate Centre

Employment Area

LAKESHORE ROAD WEST .

_______ Special Purpose Area

Note:

Base map information (eg. roads, highways, railways,
watercourses), including any lands or bodies of water
outside the city boundaries, is shown for information
purposes only.

MAP 'B'
Page 1

Part of Schedule 1b
Existing
Urban System-City Structure
of Mississauga Official Plan

City of Mississa




LEGEND
ELEMENTS

Downtown

Community Node

SOUTHDOWN Roap

E=
- Major Node
—]

Corporate Centre

1
| Special Purpose Area

Neighbourhood

Employment Area

=il

LAKESHORE ROAD WEST

Note:
Base map information (eg. roads, highways, railways,

including any lands or bodies of water

watercourses),
outside the city boundaries, is shown for information

o mw  wm @ @

MAP 'B'
Page 2

purposes only.

Part of Schedule 1b
Amended

Urban System-City Structure

of Mississauga Official Plan

City of Mississa




CANADIAN NATIONAL RAILWAY

LEGEND

:] Downtown
- Major Node
D Community Node
I::I Corporate Centre

& Intensification Corridor

/.) Major Transit Station Area
s with 500m radius circle

MAP 'C’
Page 1
Part of Schedule 2

Existing Intensification Areas
of Mississauga Official Plan

City of Mississar




LEGEND

[:I Downtown
- Major Node
: Community Node
[::] Corporate Centre

CANADIAN NATIONAL RAILWAY (e .} Major Transit Station Area
S

with 500m radius circle

LAKES%RE ROAD WEST

MAP 'C’
Page 2
Part of Schedule 2

Amended Intensification Areas
of Mississauga Official Plan

City of Mississa




LEGEND

g Character Area

City Structure

1 Downtown (DT)
I8 Major Node (MN)
1 Community Node (CN)

CLARKSON-LORNE PARK NHD Neighbourhood (NH)

=1 Corporate Centre (CC)
] Employment Area (EA)

===
!»T,f _J

Special Purpose Area (SPA)

o Character Area Subject to Local
Area Plan

CLARKSON VILLAGE LAKESHORE ROAD WEST
| — A Note:

L —H“ Base map information (eg. roads, highways, railways,

e - watercourses), including any lands or bodies of water

e outside the city boundaries, is shown for information

purposes only.

!

MAP 'D’
Page 1
Part of Schedule 9

Existing Character Areas
of Mississauga Official Plan

City of Mississa




LEGEND

— | Character Area

CLARKSON-LORNE PARK NHD

City Structure
Downtown (DT)

Major Node (MN)

Amended Community
Node (CN)

Neighbourhood (NHD)
Corporate Centre (CC)
Employment Area (EA)
Special Purpose Area (SPA)

'.
|

jop oeo

Character Area Subject to Local
Area Plan

%
/

LAKESHORE ROAD WEST

Note:
Base map information (eg. roads, highways, railways,

watercourses), including any lands or bodies of water
outside the city boundaries, is shown for information

purposes only.

MAP 'D’
Page 2
Part of Schedule 9

Amended Character Areas
of Mississauga Official Plan

Ciz of Mlxnsslﬁ




LAND USE DESIGNATIONS
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1. The limits of the Natural Hazards shown on this schedule are for illustrative purposes only.

The appropriate Conservation Authority should be consulted to determine their actual
location.

2. Base map information (eg. roads, highways, railways, watercourses), including any lands or
bodies of water outside the city boundaries, is shown for information purposes only.

3. Roads shown on this schedule are existing or under construction and are shown for

information
purposes only. For future roads refer to Schedule 5, Long Term Road Network.
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14.2.4.3.1 The lands identified as Special Site 3 are located on the north side of
Lakeshore Road West between Birchwood Park and Clarkson Road

North.
14.2.4.3.2 The lands are encumbered by slope stability issues associated with

Turtle Creek. Satisfactory technical reports addressing these issues are
required prior to any development of these lands.

14244 Site 4

FLETCHER

V- 1.000

14.2.4.4.1 The lands identified as Special Site 4 are located on the southeast
corner of Lakeshore Road West and Southdown Road.

14.2.4.4.2 Notwithstanding the policies of this Plan, a maximum of two detached
dwellings will be permitted.



4. Section 16.1 Neighbourhoods is hereby amended by deleting Map 16-1: City
Structure — Neighbourhoods and replacing it with the following:
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5. Section 16.5 Clarkson-Lorne Park is hereby amended by revising the special
site numbers on Map 16-5: Clarkson-Lorne Park Neighbourhood Character
Area in accordance with the changes to the Special Site Policies.

6. Section 16.5.5.6 Site 6 is hereby deleted.

7. Section 16.5.5.10 Site 10 is hereby deleted.

o0

Schedule 1 — Urban System of Mississauga Official Plan is hereby amended
by changing the boundaries of the Clarkson Village Community Node and
Clarkson—Lorne Park Neighbourhood Character Areas as shown on Map "A"
of this Amendment,

9. Schedule 1b — Urban System — City Structure of Mississauga Official Plan is
hereby amended by changing the boundaries of the Clarkson Village
Community Node and Clarkson—Lore Park Neighbourhood Character Areas
as shown on Map "B" of this Amendment.



10. Schedule 2 — Intensification Areas of Mississauga Official Plan is hereby
amended by changing the boundaries of the Clarkson Village Community
Node Character Area as shown on Map "C" of this Amendment.

11. Schedule 9 — Character Areas of Mississauga Official Plan is hereby
amended by changing the boundaries of the Clarkson Village Community
Node and Clarkson—Lorne Park Neighbourhood Character Areas as shown on
Map "D" of this Amendment.

12. Schedule 10 — Land Use Designations of Mississauga Official Plan is hereby
amended by changing the boundaries of the Clarkson Village Community
Node and Clarkson—Lorne Park Neighbourhood Character Areas as shown on
Map "E" of this Amendment.

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, and thereafter forms part of the Mississauga Official Plan,

The lands will be rezoned to implement this Amendment.

INTERPRETATION

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

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

KAPLANADEVCONTLAGROUP\WPDATA\OPAs\MOPA 9.me.docx\fiw



APPENDIX I

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 13, 2012 in connection with this proposed Amendment.

Concerns raised by the public included: proposed building heights and potential
shadow and overlook conditions; a desire to focus on the Village Core and not the
Gateway areas; a suggestion that the policies address lands adjacent to the
Clarkson GO station; and the need for policies to have a high standard of
sustainability.
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Clerk’s Files

rles CD.04.CLA

DATE: June 4, 2013
TO: Chair and Members of Planning and Development Committee
Meeting Date: June 24, 2013
FROM: Edward R. Sajecki
Commissioner of Planning and Building
SUBJECT: Proposed Amendments to Mississauga Official Plaﬁ and
Zoning By-law 0225-2007 for Lakeshore Road West -
Clarkson Village Study
Bill 51
Supplementary Report Ward 2
RECOMMENDATION:  That the report dated June 4, 2013, from the Commissioner of

Planning and Building, recommending amendments to Mississauga
Official Plan and Zoning By-law 0225-2007 for the Lakeshore
Road West — Clarkson Village Study area, be adopted in
accordance with the following:

1. That notwithstanding that subsequent to the public meeting, .
revisions to the proposed amendments are being recommended,
Council considers that changes do not require further notice -
and, therefore, pursuant to the provisions of subsection 34(17)
of the Planning Act, R.S.0. 1990, ¢.P.13, as amended, any
further notice regarding the proposed amendments is hereby
waived. ' :

2. That the proposed amendments to Mississauga Official Plan for
the Lakeshore Road West — Clarkson Village Study area be
approved in accordance with the January 24, 2012 Public
Meeting Report (attached as Appendix S-1 of this report).
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3.

That the proposed amendments to Zoning By-law 0225-2007
for the Lakeshore Road West — Clarkson Village Study area, be
approved in accordance with Appendix S-3 of this report.

That the implementing Official Plan and Zoning By-law
Amendments be brought to a future City Council meeting upon
resolution of the outstanding appeal to the "Mixed Use"
designation and policies of Mississauga Official Plan.

That staff be directed to complete Built Form Standards for
Lakeshore Road West — Clarkson Village and bring them
forward to be endorsed at a future City Council meeting,

REPORT
HIGHLIGHTS:

A Public Meeting was held on February 13, 2012 to hear
comments regarding the proposed amendments to Mississauga
Official Plan (MOP) and Zoning By-law 0225-2007 for the

- Lakeshore Road West — Clarkson Village Study;

The proposed amendments include changes to the Clarkson
Village Community Node Character Area policies by
introducing new Land Use, Urban Design, Transportation,
Access and Parking Policies; and to amend specific Special
Site policies to direct the form of future development; and to
modify the "C4" (Mainstreet Commercial) zoning within
Clarkson Village to include new requirements with respect to
the form and relationship of buildings to adjacent lands;
Revisions to the proposed Zoning provisions are recommended
in response to comments received from Credit Valley:
Conservation for lands adjacent to-Turtle Creek; and for lands
that are subject to current development applications;
Responses are provided to written and verbal comments
received; and,

The recommendation is to approve the proposed amendments
as revised, and to forward the implementing documents to
Council for adoption once the relevant appeal to MOP is
resolved.

BACKGROUND:

A pubijc meeting was held by the Planning and Development
Committee on February 13, 2012 at which time a Corporate Report
(Appendix S-1) was presented and received for information.
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At the Public Meeting, the Planning and Development Committee
passed Recommendation PDC-0010-2012 which was subsequently
adopted by Council and is attached as Appendix S-2.

Update on Clarkson Village Developments
Reichmann Seniors Housing (f 907 Lakeshore Road West)

On October 26, 2012, subsequent to the Public Meeting, a full
building permit was issued for the construction of an 8 storey
retirement dwelling with 126 dwelling units. Construction is now
nearing completion. Revisions to the proposed Official Plan and
Zoning By-law amendments outlined in the January 24, 2012
Public Meeting report are not required to accommodate the
ongoing construction of this building.

2286974 Ontario Inc. (Vandyk Group of Companies) formerly
Clarkson Manors Inc. (1571, 1575 and 1601 Lakeshore Road
West)

Official Plan Amendment and Rezoning applications for these
lands were received under file OZ 12/010 W2 on August 10, 2012
and deemed complete on September 25, 2012. These applications
are to permit a 324 unit condominium apartment building ranging
in height from 4 to 6 storeys with limited ground floor commercial
uses and to complete the partially constructed 3-storey building at
the southwest corner of the site for commercial/office uses. A
Public Meeting on the proposed development was recently held by
Planning and Development Committee at its May 27, 2013
meeting. It is recommended that Mississauga Official Plan be
modified in accordance with the draft policies contained in the
January 24, 2012 Public Meeting report, however, that the Zoning
By-law provisions, as previously set out in Appendices 4 and 5 of
the Public Meeting report, not be changed through this process,
allowing for the current application process to address any site
specific zoning requirements for the development.
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COMMENTS:

607074 Ontaria Limited (Satellite Restaurant and Spoon and
Fork Restaurant sites, 1969 and 1971 Lakeshore Road West)

‘Subsequent to the August 25, 2011 Ontario Municipal Board

(OMB) decision, which allowed the developer’s appeal to permit a
15 storey, 124 unit apartment building with ground level
commercial uses, City staff and the developer have been working
toward a resolution of the appropriate community benefit payment
under Section 37 of the Planning Act. City Council recently

* directed the City Solicitor to prepare a Section 37 Agreement,

execute Minutes of Settlement and if required, attend at the OMB
in support of the Agreement and the approval of the Official Plan
and Zoning By-law amendments to implement the Board’s
decision. Any applicable Official Plan and Zoning By-law
provisions to accommodate the development would best be
addressed through the OMB'’s Order enacting the site specific .
amendments.

COMMUNITY ISSUES

In addition to the Public Meeting held on February 13, 2012,
community and open house meetings were held on May 2, 2007
and March 27, 2008. Several stakeholder focus group meetings
have been held since April of 2006, the most recent meeting being
on April 4, 2012. The following is a summary of comments and
responses to issues identified:

Comment

Concerns were identified with regard to the limited opportunities
for residents to participate in the process, review the proposed
amendments and provide formal comments for the Clarkson

Village Study.

Response

An extensive community engagement process was undertaken with
community stakeholders, including representatives from active
ratepayers groups in the area, interested individuals, property
owners, developers and the Clarkson BIA, prior to the
commencement of the formal public consultation process.
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Community meetings and open houses have been held, with
public notification to the broader Clarkson area through formal
mailings; newspaper notifications; the posting of the Phase 2
Analysis and Recommendations Report for the Study, updates on
the City’s Planning and Building website, and the placement of
mobile signs along Lakeshore Road West.

Although the January 24, 2012 Corporate report was publicly
available only 1 week in advance of the formal Public Meeting, a
three month commenting period was allotted on the City’s
Clarkson Village Study website following the Public Meeting to
allow for public input. During this period, written comments were
received from 4 individuals. From January 2012 to April 30, 2013,
the website has been accessed 330 times. Relevant concerns and
comments received prior to and during this period have been
outlined and addressed within the Comments section of this report.

Comment

A concern was raised regarding the lack of vision for Clarkson
Village, which would be a reference for the community and
developers when considering new development proposals in the
area.

Response

The Terms of Reference for the Clarkson Village Study required
that the stakeholders group create a shared vision for the area.
Collaboration resulted in the vision statement, as stated on pg. 1 of
Appendix 4 of the Public Meeting report (attached to this report as
Appendix S-1). It is proposed that the Shared Community Vision
and Focus form part of the new policies for the area, directing new
development.

Comment

Concemns were raised with regard to proposed building heights, the
impact of permitting additional building height beyond that which
is currently permitted, on the character of the Village and adjacent
established residential areas from a shadow and overlook
perspective.
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Response
Comments regarding height and character are included in the
Planning Comments section of this Report.

Comment
The policies should consider greater density and height given the
location of the Village relative to higher order transit.

Response

As noted in the previous response, comments regarding height and
character are included in the Planning Comments section of this
Report.

Comment

A comment was received in regard to 972 Clarkson Road South,
situated on the west side, one property south of Lakeshore Road
West, that the site is located partially within two character areas,
the Village Core and the Outer Village Core. The lands should be
contained only within one character area.

Response

‘Appendix 6 attached to the Public Meeting report (Appendix S-1)
includes the entirety of this site within the Outer Village Core area
of the Historic Village Precinct. It is proposed that final Official
Plan mapping be prepared in accordance with this schedule.

Comment

The Study is recommending site specific Official Plan policies for
the Stonebrook Properties lands located on the east side of
Southdown Road, north of Lakeshore Road West. As there have
been additional approvals granted through the Committee of
Adjustment which have exceeded the site specific permissions, the
proposed Official Plan amendment for the Study Area should add
these provisions, '

Response

The noted lands are presently identified as Special Site 2 to the
Clarkson Village Community Node (see Appendix 5 of the Public
Meeting report) and have provisions to allow for a maximum floor
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Space Index of 4.5, a maximum of 424 apartment dwelling units,
and a maximum building height of 18 storeys, notwithstanding the
provisions of the "Residential High Density" designation. There is
no change recommended to these Council approved provisions or
to the existing zoning of these lands. Accordingly, the minor
variances granted to permit an increase in the maximum permitted
number of apartment dwelling units will continue to apply without
change to the amendments proposed through this report.

Comment
The policies should focus on the core of the Village and not
include the Gateway areas.

Response _ :

The study establishes three distinct precincts, the Historic Village
Precinct, East Gateway Precinct and West Gateway Precinct. The
Historic Village Precinct is further divided into the Core and Outer
Core Character Areas. The entire area, made up of all three
precincts, does and will continue to function as the Clarkson
Village Community Node. The identification of sub-areas is not
intended to influence the functioning ot role of the area, but to
recognize and address differences in built form and lot fabric.

Comment
The policies should incorporate and address lands adjacent to the
Clarkson GO Station.

Response

The Clarkson Village Study considered lands adjacent to the
Clarkson GO Station in terms of their impact on the Study Area,
but does not propose amendments to the Official Plan or Zoning
for those lands. As recommended in the Phase 2 Report, any
changes to the land use for the area in the vicinity of the GO
Station should be undertaken as part of any future detailed station
area plan.

Comment
Concerns were expressed that a 3.0 m (9.8 ft.) landscape buffer
adjacent to residential lands would be inadequate to accommodate
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transitional buffering and that 4.5 m (14.7 ft.) would be more
appropriate.

Response

Modifications to the landscaped buffer requirements of the "C4"
(Mainstreet Commercial) zone category are not proposed. Where
lands abut a residential zone, a minimum 4.5 m (14.7 ft.) landscape
buffer is required; where abutting most non-residential zones 3.0 m
(9.8 f1.) is required; and where abutting another "C4" zone or a
street line, a landscaped buffer is not required.

Comment :
The policies should require a higher standard of sustainability.

Response

Mississauga Official Plan has new City-wide policies regarding
sustainability which are comprehensive and intended to be applied
across the entire City. Localized policies are not necessary to
achieve the goals of the Clarkson Village Study in terms of
sustainability.

PLANNING COMMENTS
Official Plan

Mississauga Official Plan was adopted by City Council on
September 29, 2010 and partially approved by the Region of Peel
on September 22, 2011. The Plan was appealed in its entirety,
however, on November 14, 2012, the OMB issued a Notice of
Decision approving Mississauga Official Plan, save and except
certain appeals. ‘

The "Mixed Use" Policies of Mississauga Official Plan have been
appealed to the OMB in their entirety. As the majority of the lands
within the study area are designated "Mixed Use", the proposed
Official Plan amendments cannot be enacted at this time.
Accordingly, the proposed amendments will be withheld until such
time as this outstanding appeal has been resolved. As appropriate,
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an Addendum report will accompany the amendments to address
any changes made through the resolution of this appeal.

Building Heights

Feedback was provided during the February 13, 2012 Public
Meeting with regards to proposed building heights and their impact
upon adjacent sensitive neighbourhoods and creating a desirable
character for the area. Based upon the general themes expressed
during the Public Meeting, it is important to recall the Terms of
Reference for the Clarkson Village Study which set out 8 goals for
the study. In addition to the creation of a shared stakeholders
vision statement and implementation plan to achieve the shared
vision, the goals call for the creation of a pedestrian oriented
community, promoting a transit-oriented community, and creating
a vibrant mainstreet. These goals rely to some degree on achieving
a higher built form than presently exists within the Village.

The Canadian Urban Institute (CUI) participated in the Clarkson
Village Study and peer reviewed the early portions of the public
engagement process, providing feedback on the process and built
form options in establishing a vision. The feedback on the process
was positive, citing an effective engagement strategy to obtain
feedback and establish a shared vision. The CUI also advised that
there were three general options to consider in terms of built form
typology, status quo (no change), mid-rise development (5 to 12
storeys) and high-rise development (12+ storeys). An evaluation of
the three options in accordance with the goals of the study and
stakeholder input overwhelmingly supported the concept of a mid-
rise built form.

Building heights in the upper end of the mid-rise range were not
well received by stakeholders who generally felt that the upper
limit was too tall and not a desirable character, Given the stated
desires of the stakeholders to create a "Village', to minimize the
impact of development on existing established neighbourhoods
abutting the Village and to maintain sunlight and view corridors on
the public sidewalks, additional evaluation of the individual sites
within the Village was undertaken to determine what heights and
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setbacks could be accommodated without impacts. It was
determined that buildings should generally be no greater than 6
storeys and in some cases 4 storeygin height and that building
step-backs beyond the 2" or 3¢ storey would be necessary to
maintain sky views and minimize shadowing on public sidewalks.

To test the viability of the built form recommendations, Barry J.
Lyon and Associates were engaged to review conditions in the
Village. It was generally concluded that additional height and
density were necessary to encourage redevelopment. Without
additional a§-of-right permission, changes to the economic
conditions in the area would be necessary before redevelopment
would occur. Without policy change, there would be no incentive
to redevelop existing strip retail plazas in the Village that are
currently dominated with parking areas located between the
buildings and the street line. '

The City’s Official Plan has identified the Clarkson Village area as
a Node for more than a decade; an area which is intended to be
developed more intensely and diversely than surrounding lands.
With the onset of the Growth Plan for the Greater Golden
Horseshoe and the new Mississauga Official Plan identifying the
western portion of the Village within a Major Transit Station Area,
the rationale for additional density in the Village has become
stronger. A reasonable approach to accommodating density, which
considers the role of the Village within the Clarkson
Neighbourhood, the broader City of Mississauga and the GTA, is
necessary to ensure a defensible policy framework under increasing
demands to redevelop.

Zoning

Subsequent to the Public Meeting, updated comments were
received from Credit Valley Conservation (CVC) stating that they
- no longer supports the proposed use of a "H" Holding Symbol for
lands which are encumbered by slope stability issues associated
with Turtle Creek, within the Village Core Area. CVC are
concerned that minor redevelopment proposals may trigger the
requirement to remove the "H" Holding Provision, which may be
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more onerous than the proposal warrants. CVC, however,
continues to support the proposed Official Plan policies for Special
Site 3, (see Appendix 4, Pg. 5 and Appendix 5 of the Public
Meeting report), which require the submission of satisfactory
technical reports prior to any development of these lands.

In view of the preceding, it is recommended that the "H" Holding
Symbol previously proposed for these lands be deleted and the
zoning be changed to "C4-Exception 2" (Core Area). The revised
zoning provisions and mapping are attached as Appendices 5-3
and S-4. CVC has also requested that minor revisions be
undertaken to the Greenbelt Overlay in the Zoning By-law to
reflect current and updated CVC mapping. Current CVC mapping
will be utilized in the final Zoning By-law amendments forwarded
for Council’s enactment.

Further, as noted in the section at the beginning of the report titled
"Update on Clarkson Village Developments", it is recommended
that the "H-C4-Exception 5" (East Gateway — Holding) zoning
previously proposed for the residential portion of the "Vandyk"
lands at 1571, 1575 and 1601 Lakeshore Road West be deleted and
that the current "H-RA2-46" (Apartment and Townhouse
Dwellings with Holding Symbol) zoning be retained on these
lands. The revised zoning provisions and mapping are attached as
Appendices S-3 and S-4, ‘

Section 37 — Bonus Zoning

On September 26, 2012, subsequent to the Public Meeting report,
Council adopted Corporate Policy and Procedure 07-03-01 —
Bonus Zoning. In accordance with Section 37 of the Planning Act
and policies contained in the Official Plan, this policy enables the
City to secure community benefits when increases in permitted
development are deemed good planning by Council through the
approval of a development application.

‘Where applicable, should an application be approved in principle
by Council, or through the OMB, the City will report back to
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FINANCIAL IMPACT:

CONCLUSION:

Planning and Development Committee on the provision of
community benefits as a condition of approval.

‘Where a proposed development within Clarkson Village is deemed
appropriate and meets the criteria for a Section 37 contribution,
funds should, where possible, be directed towards works outlined
within the Lakeshore Road West — Clarkson Village Study Phase 2

‘Report.

Not applicable.

In accordance with subsection 34 (17) of the Planning Act, R.S.0.
1991, c.P.13, as amended, Council is given the authority to
determine if further public notice is required. The proposed
revisions to the Zoning By-law consist of the elimination of a "H"
Holding Symbol proposed for lands abutting the Turtle Creek and
the retention of the current residential zoning on lands which are
subject to active development applications. These revisions are
considered minor. Therefore, it is recommended that no further
public notice be required regarding these proposed changes.

The proposed Official Plan and Zoning By-law amendments, as
revised, should be approved for the following reasons:

1. The proposed amendments to Mississauga Official Plan —

- Clarkson Village Community Node Character Area policies;
and those to Zoning By-law 0225-2007, as revised, meet the
overall intent, goals, objectives and policies of Mississauga
Official Plan and will help to direct the form of future
development for Clarkson Village.

2. The proposed "C4-Exception" (Mainstreet Commercial) zone
categories are appropriate and compatible with the surrounding
land uses.

3. The proposed amendments will establish a vision for the study
area and address compatibility and shadow concerns on
adjacent residential lands and public sidewalks.
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ATTACHMENTS: Appendix S-1:  Public Meeting Report
Appendix S-2: Recommendation PDC-0010-2012 _
Appendix S-3:  Proposed Zoning Amendments Clarkson Village
Community Node (Revised)
Appendix S-4  Proposed Zoning — Clarkson Village Community

Node (Revised)

Ca b

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Sharon Mittmann, Urban Designer

John Hardcastle, Development Planner

@:‘LPLAN\DEVCONTL\GROUP\WPDATA\PDCZ\C]arksun Village_Report on comment_Supp_June 2013.dec\rp.fiv
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DATE:

TO:

FROM:

 SUBJECT:

* Tanuary 24, 2012 -

Chaxr and Members of Planning and Development Committee
Meeting Date: February 13, 2012

Edward R. Sajeckd
Commissioner of Planning and Building

Proposed Amendments to Mississauga Official Plan and

Zoning By-law 0225-2007: Lakeshore Road West —

" Clarkson Village Study

Bill 51

Public Meeting - - Ward2

RECONE\ENDATION:

" BACKGROUND:

1. That the report titled "Proposed Amendments to Mississauga
Official Plan and Zoning By-law 0225-2007: Lakeshore Road
‘West — Clarkson Village Study," dated January 24,2012 from
the Commissioner of Planning and Building be recewed for
information.

2. That staff report back to Planning and Development Committee
on any subm.lssmns made with respect to the J anuary 24,2012
report.

At its meeting on September 20, 2010, Planning and Development
Committee considered a report titled "Proposed Amendments to
the City of Mississauga Official Plan and Zoning By-law

© 0225-2007: Lakeshore Road West — Clarkson Village Study",

dated August 31, 2010 from the Commissioner of Planning and
Building (Appendix 1) giving direction to hold a Public - Meeting to
consider recommended Official Plan and Zoning By-law
amendments for ClarksonVillage. Recommendation
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COMMENTS:

PDC-0048-2010 was subsequently adopted by Council on
September 29, 2010 and is attached as Appendix 2. B

Mississauga Official Plan (2011) was adopted by City Council on
September 29, 2010 and partially approved by the Region on
September 22, 2011, Mississauga Official Plan (2011) has been
appealed in its entirety and, as such, the existing Mississauga Plan
(2003) remains in effect. Accordingly, while the public
engagement process for the proposed Official Plan and Zoning
By-law amendments for the Lakeshore Road West — Clarkson
Village Study can continue, the proposed amendments cannot be
considered by City Council until such time as the outstanding
appeals to Mississauga Official Plan (2011) have either been
scoped or resolved. .

This Public Meeting of the Planning and Development Comumittee
fulfills the statutory Planning Act requirements and provides
opportunity for the public to make submissions to the Planning and
Development Committee on the proposed Official Plan and Zoning
By-law amendments for the Lakeshore Road West — Clarkson
Village Study (hereinafter referred to as the Study) as contained in
Appendices 4 through 9 inclusive to this report.

Appendix 3 contains a summary of the policy framework and
rationale for the proposed amendments to Mississauga Official
Plan — Clarkson Village Community Node.

The Study was undertaken to establish a community based vision
for the Village and create a planning framework from which the
mainstreet along Lakeshore Road West in Clarkson Village can
become the ‘heart’ of the community by creating a desirable,
functional, attractive and identifiable ‘place’.

Based on the recommendations contained in the Phase 2 — Analysis
and Recommendations Report of the Study, dated August 2010 and
as generally outlined in the previous report dated August 31, 2010,
from the Commissioner of Planning and Building, (see Appendix
1), the intent of the proposed amendments to Mississauga Official

-Plan are to;
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o ‘identify the new refined character precincts within the Node
that specifically speak to the contextual character of the
immediate area; o

= identify an appropriate built form to frame Lakeshore Road
West within Clarkson Village while ensuring the adjacent
stable, low density neighbourhoods have minimal impact;

» develop a conceptual streetscape plan for Lakeshore Road
West, to provide direction for new development applications;

¢ introduce a long term plan for pedestrian, cycling and
automobile traffic within Clarkson Village;

o ensure that vehicular access and parking areas are consolidated
through new development by eliminating and consolidating
access points from Lakeshore Road West into a continuous and
coordinated laneway system, and

s suggest a number of sustainable initiatives.

Since September 20, 2010, the Phase 2 — Analysis and
Recommendations Report for the Study has been posted on the
City’s Planning and Building Department website. The document
has been accessed 711 times. In addition, further meetings have
been held with the Stakeholders Group and with the Clarkson BIA,
as outlined below.

Meetings with Stakeholders Group and Clarkson BIA and
correspondence received to date

Meetings with the Stakeholders Group were held on

January 18, 2011 and with the Clarkson BIA on October 5, 2011,
where the Phase 2 report for the Study was presented along with
the proposed amendments to Mississdauga Official Plan — Clarkson
Village Community Node and proposed Zoning provisions to
implement the established Vision for the Village. Feedback
received through these meetings and through correspondence
received during this time is summarized below:

o The policies should focus on the core of the Village and not
include the Gateway areas;
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‘e Additional height permissions of 6 storeys within the Core and
Outer Core areas will negatively impact the character of the
village;

» The policies should consider greater density and height given
the location of the Village relative to higher order transit; -

o The policies should incorporate and address lands adjacent to
the Clarkson GO Station; and

o The policies should require a higher standard of sustainability.

Update on Clarkson Village Developments and City Initiatives

. To provide additional context to the Study, the status of proposed
developments in the Clarkson Village area and City policy
initiatives have progressed as noted below:

RioCan Plaza Redevelopment (1829 and 1865 Lakeshore Road
West)

At the time of the preparation of the Phase 2 report for the Study,
an Ontario Municipal Board (OMB) decision based upon minutes
of settlement executed by the City and RioCan had just been
issued. Negotiations which resulted in the settlement agreement
regarding the applications for an 8 storey, retirement residence
with at grade retail commercial and a free standing convenience
restaurant with a drive through were carried out on the basis of
achieving principles of the Clarkson Village Study identified
through the process to date. The intent was to create special site
policies which implemented the OMB decision. Subsequent to that
time, RioCan advised the City and ultimately the OMB that the
development proposal would not be going forward as the operator
of the retirement dwelling had withdrawn from the project and
another suitable operator could not be found. Accordingly, the
OMB appeals were withdrawn and the decisions were rescinded.

As a result, it is proposed that the lands be subject fo the Historic
Village Precinct Policies contained within Appendix 4, with no
special site policies.
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607074 Ontario Limited (Satellite Restaurant and Fork and Spoon
" Restaurant sites, 1969 and 1971 Lakeshore Road West)

The Ontario Municipal Board, through an August 25, 2011
decision, approved the proposed 15 storey apartment dwelling with
ground level commercial uses. At this ime, implementing
amendments to the Official Plan and Zoninig By-law have not been
approved by the Board pending the completion of Section 37
Public Benefits negotiations with the developer. The development
generally conforms to the proposed West Gateway Precinct
policies, however, would ultimately require Special Site
provisions,

" Reichmann Seniors Housing (1907 Lakeshore Road West)

Subsequent to the release of the Phase 2 report, a conditional
foundation-to-roof building permit and site plan approval have
been issued to permit construction of the 8 storey retirement
dwelling.

Clarkson Manors Inc. (1571, 1575 and 1601 Lakeshore Road
West)

At the time of preparation of the Phase 2 report, applications for
Removal of the (H) Holding Provision and Site Plan approval for
the row dwelling component of the development and to permit a
temporary sales office were being processed by the City. '
Subsequent to the report being issued, the lands have been sold and:
the development applications related to the row dwellings were
cancelled due to inactivity.

The new landowner, Vandyk Group of Companies, has approached
the City on a preliminary basis to discuss the development of the
property and is presently considering the removal of the existing,
partially completed structure to make way for three, 4 storey
apartment buildings on the site, with ground floor commercial uses
in one of the buildings facing Lakeshore Road West. Developﬁaent
applications have not been received by the City and the details of
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the proposal have not yet been refined. Additional information
- should be forthcoming in the near future.

~ Amendments to Mississauga Plan and By-law 0225-2007 had
previously been put in place allowing for the development of a 6
storey apartment building, 32 townhouse dwellings and 4
live/work townhouse dwellings, and were carried over into the new

. Mississauga Official Plan. Notwithstanding the cancellation of the
applications and change i ownership, the existing special site
policies contained within Mississauga Plan will be continued, with
only technical revisions in terms of format, thereby maintaining the

original intent.
Streetscape Improvements

A Streetscape Committee comprised of staff from all development
related departments has been established with the express purpose
of establishing processes and procedures for the review of
streetscape improvements required through the development
application review process,

The Phase 2 Report identifies streetscape details which should
ultimately be incorporated into Built Form standards for Clarkson
Village. These details will be forwarded to the Streetscape
Committee to assist in informing on process and procedures for the
review of development applications within Clarkson Village with
streetscape improvement requirements.

Section 37 Planning Tools

Throughout much of the time the Clarkson Village Study has been
ongoing, a separate process has been underway to evaluate the use
of and determine appropriate policies for the implementation of

certain planning tools permitted under the Planning Act, including
Section 37, Public Benefits. The Planning and Building
Department will be reporting on establishing a Corporate Policy
and Procedure with respect to the administration of Section 37,
Public Benefits later this Spring.
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STRATEGIC PLAN:

FINANCIAL IMPACTS:

CONCLUSION:

Parking Management Strategy

The Phase 2 report for the Study recommended that the parking
standard for restaurants be reduced within the Village. A review of
parking standards in mainstreet areas (Port Credit and Lakeview)
has demonstrated that the parking demand for restaurants is
consistently lower than that elsewhere in the City and the City’s
minimum requirement of 16 spaces/100 m? (1,076.4 sq. ft.) GFA.
Accordingly, through a housekeeping amendment to By-law 0225-
2007, approved by Council on December 14, 2011, the standard
was reduced to 9.0 spaces/100 m® (1,076.4 sq. fi.) GFA.

A comprehensive review of parking standards throughout the City
is proposed to be undertaken by the Department in 2013 which
may result in further changes for Clarkson Village.

The proposed amendments to Mississauga Official Plan — Clarkson
Village Community Node Character Area policies; as well as those
to Zoning By-law 0225-2007, as envisioned through the Study
advance the following Strategic Pillars for change and goals and
actions of the City’s Strategic Plan:

~ Move: Develop a Transit oriented City
Belong: Ensuring Youth, Older Adults and New Immigrants
Thrive - '
Connect: Complete Our Neighbourhoods
Prosper: Cultivating Creative and Innovative Business
Green; Living Green
Not applicable

Subéequent to the Public Meeting, a report on comments will be
prepared for consideration by the Planning and Development
Committee, which will address comments received from the public
and the Committee members and, where necessary, recommend
modifications to the proposed amendments to the new Mississauga
Official Plan and Zoning By-law 0225-2007.
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ATTACHMENTS: Appendix 1:

Report titled "Proposed Amendments to City of
Mississauga Official Plan and Zoning By-law
0225-2007: Lakeshore Road West — Clarkson
Village Study", dated August 31, 2010, from the

- Commissioner of Planning and Building

Appendix 2:
Appendix 3:

Appendix 4:

Appendix 5:
Appendix 6:
Appendix 7:
Appendix 8:
Appendix 9:

Appendix 10:

Resolution PDC-0048-2010
Policy Framework and Rationale for Changes to the
Clarkson Village Community Node

Proposed Amendments to Mississauga Official Plan
— Clarkson Village Community Node Policies;
Amended Clarkson Village Node Boundary and
Special Sites

Proposed Clarkson Village Community Node
Precinct Area — Clarkson Village Community Node
Access Management Plan — Clarkson Village
Community Node

Proposed Zoning Amendments — Clarkson Village
Community Node

Proposed Zoning — Clarkson Village Community
Node :

General Context Map

é/(ﬂ%,_:'

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: John Hardcastle, Development Planner and Sharon
Mittmann, Urban Designer

@:\PMN\DEVCONTL\GROU?\WDATA\PDC“CME Village Study Public Mtg Report.fhsmtp.doc\ep. fw
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DATE:

TO:
FROM:

SUBJECT:

- August 31,2010

ChaJI and Members of Planning and Development Committee
Meeting Date: September 20, 2010 ’

Edward R. Sajecki

Commissioner of Plannj:ng.and Building

Proposed Amendments to City of Mississanga Official Plan and
Zoning By-law 0225-2007: Lakeshore Road West —
Clarkson Village Study .

RECOMMENDATION:

BACKGROUND:

That a public meeting be held by the Planning and Development

Committee to consider the recommendations contained in the
Phase 2 — Analysis and Recommendations Report of the Lakeshore
Road West — Clarkson Village Study, dated August 2010 and as
generally outlined in Appendix 2 of the report titled "Proposed
Amendments to City of Mississanga Official Plan and Zoning
By-law 0225-2007: Lakeshore Road West — Clarkson Village
Study", dated August 31, 2010, from the Commissioper of
Planning and Building:

The Clarkson Village Study was initiated in 2005, pursuant to a
request from Ward 2 Councillor Patricia Mullin for an updated
vision for Clarkson Village. The study has involved an extensive
public engagement process, technical review and evaluation of
findings towards the preparation of recommendations for
amendments to the City of Mississanga Official Plan and Zoning
By-law 0225-2007, the creation of design guidelines, as well as
ongoing initiatives to address issues that were identified but fell
outside of the scope of the initial study. |
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COMMENTS:

Study Area

The Clarkson Village Study Area, as depicted on Appendix 1,

. generally includes Jands fronting onto Lakeshore Road West from

Southdown Road to Johnson’s Lane, The Study area includes
portions of the Clarkson Node and all of the Clarkson Village
Mainstreet Retail Commert(:ial Area as identified in Mississauga
Plan. 3 ;

Purpose of Study

The purpose of the Clarkson Village Study is to establish a
community based vision for the Village and treate a planming
framework from which the mainstreet along Lakeshore Road West
in Clarkson Village can becorme the ‘heart’ of the community by
creating a desirable, functional, attractive and identifiable 'place’.

" Clarkson Village Study Shared Vision

A stakeholders group was established at the study’s inception to
work with City staff, external agencies and consultants to establish
a shared vision, determine core objectives and ultimately set in
place a direction for the Village. The shared vision states that
“Clarkson Village will transition into a pedestrian friendly and
transit supportive community full of activity places and gathering
spaces, with a mainstreet atmosphere found amidst new,
contemporary, mixed-use, development paying tribute to the
Village s heritage and character,” ‘

Phase 1 —Background and Public Engagement

Phase 1 of the Study outlines the various stages and elements of

the public engagement process, including the creation of a shared
vision. Towards the achievement of the shared vision,
stakeholders prowded feedback through; various workshops, open
houses, émails, comment drop boxes and through the Clarkson

'Village Study website, about the appropriate mix of uses, built

form typology, streetscape conditions and general character that
should be achieved in the Village. This phase of the Study also
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articulates feedback received and the findings of two separate sub-
studies, namely the Canadian Urban Institute (CUI) Peer Review
and the iTRANS Report. The CUI was retained as a consultant to:
assist in one of the workshops, peer review the consultation
process and make recommendations on appropriate built form
types for the Village. In addition, iTRANS Consulting was
retained as a consultant fo assist in one meeting and to make short
term and long term recommendations on transportation and
streetscape issues in the Village. The final reports of both
consultants are appended to the Phase 1 report. The Phase 1
document was presented to stakeholders, relevant internal
departments and external agencies in March of 2009 for feedback
and was subsequently finalized and endorsed by the stakeholders,
relevant internal departments and external agencies in April 2009.

Phase 2 — Analysis and Recommendations

The Phase 2 Report focuses on an analysis of the area and the
feedback obtained through Phase 1 work concluding with
implementation recommendations. The Phase 2 Report is broken
down into six main sections.

Directions
This section of the report Broadly lays out the analytical framework
of the study concluding that Clarkson Village is made up of 4
distinct character aréas (see Appendix 1) which should be reflected
in the implementation of the study findings. The Village Core’
character area is an area of typical mainstreet development with a
comfortable pedestrian realm and low scale built form that is .
worthy of protection and should form the basis of character for the
rest of the Village, The Outer Village Core character area is
characterized by larger lot sizes and as such can comfortably

. accommodate additional building height and density, while
maintaining the general character established within the Village
Core. The East and West Village Gateway character areas serve
transitional purposes to the surrounding lands. The East Village
Gateway transitions to lower and less dense built forms. The West
Village Gateway is adjacent to the Clarkson GO Transit Station
and is developed predominately for medium and high density
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residential uses. Rcdevelopmeni in thig area should maintain
existing trends while addressing the areas proximity to higher
order transit.

Built Form ‘

This section of the report concludes that buildings throughout the

* Village should be located at or near the front property line, with a2
to 3 storey streetwall. Where additional height can be
accommodated without negative impact, it is to be 'stepped back'
from the street wall to ensure that sun lighting and shadowing
impacts are not present on Lakeshore Road West. Built forms are
to be detailed through fagade articulation, storefront spacing and
materials to ensure a visually interesting and attractive street edge
condition through the Viliage.

Vehicular Movement: Access and Parking
This section articulates that pedestrian and vehicle conflicts must

be minimized and better controls over access locations
implemented. To this end, access consolidation is being proposed
along with the implementation of a centre median along Lakeshore
Road West and a publicly accessible laneway system running
parallel to it. The implementation of three concurrent measures is
intended to reduce vehicle access locations, minimize conflicts and
improve traffic flow dynémics along Lakeshore Road West while
maintaining property access rights, The pedestrian realm is also to
be improved through the creation and ac]cnowledgement of several
distinct and independent public spaces.

In addition, parking is addressed, by proposing reduced standards
for small scale restaurants and retail operations, discouraging
surface parking, prohibiting parking between the street wall and
the public streets and providing opportumtles for Iay-by on-strest
parking.

Public Realm

This section of the report identifies the general treatment of the
space between private property lines and the edge of the road.
This section sets out appropriate strestscape and landscape
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FINANCIAL IMPACT:

concepts and how they are to be addressed through individual
development applications.

Sustainability

In this section, numerous strategies for sustainability are detailed.
The Council endorsed Green Development Strategy will provide
the framework for implementation of these and other strategies
through the development review process.

Implementation

The last section of the Report includes recommendations on how
the shared vision can best be achieved through amendments to the
City’s Official Plan, Zoning By-law 0225-2007, the creation of
design guidelines and various other initiatives to fully implement
the findings of the study. A summary of proposed amendments to
the Mississauga Official Plan and Zoning By-law 0225-2007 is

 attached as Appendix 2. Both the Phase 1 and Phase 2 reports of

the Clarkson Village Study have been provided to Planning and
Development Committee under separate cover.

New Mississanga Official Plan

At the June 28, 2010 Planning and Development Committee (PDC)
meeting, a report titled "Report on Comments — Draft Mississauga
Official Plan" outlining comments received during the public
consultation program along with suggested changes to the draft
Mississauga Official Plan was approved by PDC and subsequently
adopted by City Council on July 7, 2010. A by-law to adopt the
new Mississauga Official Plan and a report on the transition
process between approval by City Council and the Region will be
considered by City Council in September 2010, As a result,
amendments proposed through the Clarkson Village Study will
have to be made to the new Official Plan, subject to any appeals
which may affect the entire document or the Clarkson Village
Community Node Policies.

Not applicable.
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CONCLUSION: The Clarkson Village Community Node policiés will require |

amendment to achieve the shared community vision and
implement the findings of the Clarkson Village study. In addition,
new zoning cafegoﬁés will need to be created to address the
findings and implement the proposed policy changes addressed in
the Phase 2 report.

A statutory public meeting'in accordance with the Planning Act is
required to be held to consider the proposed amendments to the
City of Mississanga Official Plan and to Zoning By-law
0225-2007. '

ATTACHMENTS: Appendix 1 - Clarkson Village Study Area
‘  Appendix 2 - Summary of proposed amendments to Mississauga
Official Plan and Zoning By-law 0225-2007
Under Separate Cover - Lakeshore Road West —
Clarkson Village Study (Phases 1 and 2)

Commissione\of Planning and Building

Bdvard k. SA{TE

Preparéd By: John Hardcastle, Development Planner

M:wmmsvcommomwmmwmm Village Study Request forPub Mtg,jh.rp. doo\rp.jh.sm.f
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Appendix 2
Lakeshore Road West — Clarkson Village Study File: CD.04.CLA

PDC-0048-2010

That a public meeting be held by the Planning and Development Committee to consider the
recommendations contained in the Phase 2 - Analysis and Recommendations Report of the
Lakeshore Road West - Clarkson Village Study, dated August 2010 and as generally outlined in
Appendix 2 of the report titled"Proposed Amendments to City of Mississauga Official Plan and .
Zoning By-law 0225-2007: Lakeshore Road West - Clarkson Village Study', dated August 31,
2010, from the Commissioner of Planning and Building.
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Policy Framework and Rationale for Changes to the Clarkson Village Community Node

Mississauga Official Plan

The proposed revisions and new Special Site policies for the subject lands under review in the
Clarkson Village Community Node are supported by the following sections of Mississauga
Ofﬁmal Plan (MOP)

Siructure Elements

The Clarkson Village Community Node is considered an Intensification Area in MOP. Section
5.3.3, Community Nodes, states:
o Community Nodes are Intensification Areas;
° Community Nodes will develop as centres for sm:roundmg Neighbourhoods and be a
location for mixed use development;
o Development in Community Nodes will be in a fo:m and density that complements.the
' existing character of historical Nodes or that achieves a high quality urban environment
within more recent developed Nodes;
° Community Nodes will be served by frequent transit services that provide city wide
connections. Some Community Nodes will be served by higher order transit facilities,
which provide connections to neighbouring municipalities;
° Community nodes will be developed to support and encourage active transportation as a
" mode of transportation.

Green System

-

The Clarkson Village Node contains 2 significant Natural Hazards and i$ on the edge of an area
subject to Two Zone Flood Regulations. Section 6.3.2 indicates that Natural Hazard Lands are to
conserve the stability and quality of land, soil and water, A priority for development and site
alteration is to protect life and property and restore the health and stability of soil and land where
is it compromised.

Natural Hazard Lands are generally unsafe for development and site alterations will generally
not be permitted due to the naturally occurring processes of erosion and flooding associated Wlth _
river and stream corridors and the Lake Ontario Shoreline.
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Land Use Designation — Community Node

Lands within the Clarkson Village Community Node are designated “Mixed Use”, “Residentjal
Medium Density”, “Residential High Density” and “Residential Low Density I".

Section 14. 1.2, Community Nodes, Residential, states that The Residential Low Density I and
Residential Low Density II designations will not be permitted, except for lands designated Low
Density I and Residential Low Density Il at the time this plan comes into effect.

Section 14.2.1.1 indicates that The Clarkson Village Node will be the focus of activity for
surrounding Neighbourhoods, combining residential uses, cultural activities, shopping, dining,
commerce and recreation. Section 14.2.1.2 outlines that Developments should be éompafible
with and enhance the character of Clarkson-Lorne Park as a diverse established community by
integrating with the surrounding area. Section 14.2.1.3 states that Development should be
designed to reflect and enhance the Clarkson Village Mixed Use area streetscape.

Clarkson Village Node Character Areas Policies

'Map 14-2: Clarkson Village Community Node Character Area, identifies the boundaries of the
Clarkson Village Node, Special Sites and FSI ranges. The boundaries of the Node are proposed
to be modified as illustrated on Appendix 5 to include the following:

o The lands recently developed for townhouses on the southeast corner of Lakeshore Road
West and Southdown Road;

o The lands located south of Lakeshore Road West to the rear of the Chartwell Baptist Church,
known as 1884 Lakeshore Road West;

e The lands north of Lakeshore Road West which represent the physical limits of the valley
features associated with Turtle Creek; and

e The eastern boundary of the Village along the north side of Lakeshore Road West to include
the lands just west of Birchwood Park. :

In addition, a new Precinct Schedule has been created to identify the location of 3 character
precincts as recommended in the Lakeshore Road West, Clarkson Village Study, Phase 2 -
Analysis and Recommendations Report (see Appendix 6).
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Historic Village Precinct (Core and Outer Cure)

This precinét is experiencing redevelopment pressures and, therefore, the intent of the Character
Area Policies is to establish a shared community vision which: recognizes the unique character
of the area; puts in place a policy framework to ensure the implementation of the vision over the
long term; ensures that new development is respectful of the character of the existing building

. fabric as well as transitions appropnately to the adJacent stable nei ighbourhoods.

Maxmum bwldmgs helghts will range from 2 10 6 storeys in thJs precmct and will accommodate
step-backs beyond the third storey to maintain the Vﬂlage character, minimize shadow impacts,
maximize skyviews and create a desirable pedestrian and built form environment. Heights will
be restricted to 4 storeys on the north side of Lakeshore Road West to maintain the character of
the area as established by the existing built form.

In the Outer Core, the maximum Floor Space Index (FSI) shall be 2.0, where the properties are
deeper and larger and can accommodate additional height and density without undue impact. The
maximum FSI shall not exceed 1.5 in the Core, which is impacted by Turtle Creek north of
Lakeshore Road West and abuts residential neighbourhoods south of Lakeshore Road West.
Gross Floor Area devoted exclusively to non-residential uses shall not be included in the FSI
calculation. .

Development and redevelopment will be mixed use and include retail, commercial, office and
restaurant uses with flush-entrances at the street level. Residential amenities will be secondary
and will not dominate the Lakeshore Road West street level street wall. A high standard of '
architecture, building materials and landscaping will be required for all development and
redevelopment along the Lakeshore Road West corridor in Clarkson Village. Individual large
format retail and commercial uses will be prohibited. '

In conjunction with development and redevelopment, improved and controlled vehicular access
to Lakeshore Road West is required. The goal is to provide full moves access to Lakeshore Road
West at key locations and where traffic signals exist and to construct a centre median along
Lakeshore Road West. This will require the creation of a publicly accessible laneway system as
identified on Appendix 7.
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In order to achieve the ultimate ROW cross-section, all development and redevelopment
proposals will be subject to financial contributions to the City to be held and used for the
reconstruction of Lakeshore Road West.

Lands on the northwest comer of Lakeshore Road West and Clarkson Road North, (Clarkson
Commons), are encouraged to redevelop as a focal centre piece of the Historic Village Precinet,
taking advantage of the visual prominence and centralized location within the Village.

Structured parking will be rt_e'quiréd, below grade where the FSI exceeds 1.0 within the Historic
Village Precinct — Core Area west of Clarkson Road South. Below grade or above grade
structured parking will be required where the FSI exceeds 1.0 in the remainder of the Historic
Village Precinct. Where above grade structure parking is permitted, it shall not exceed 2 storeys
in height and the street wall shall incorporate active uses, Where on-site surface parking is
provided, it will not be permitted between the street wall of the building(s) closest to the street
and the front property line and will be encouraged to utilize the publicly accessible private
laneway system within a shared configuration.

West Gateway Precinct

This precinct is also receiving development pressure and has had a number of recent applications
for higher density developments. A downward transition in terms of apartment building heights
has been established with the tallest, 21 storey apartment building, located closest to the
Clarkson GO Station on the east side of Southdown Road and the lowest, 8 retirement dwelling
(under construction), furthest from the GO Station on the north side of Lakeshore Road West,
adjacent to the CN Rail overpass. It is proposed that the existing building heights be
acknowledged and that new apartment development in this precinct respect the established trend
and not exceed 15 storeys. The maximum FSI for this area will be 2.5.

Mixed use buildings fronting onto Lakeshore Road West are encouraged. At grade, street related
retail, commercial, restaurants and office uses are encouraged within any building. Mixed use
buildings shall be located close to the street to ensure a pedestrian oriented environment.
Individual large format retail uses will be discouraged.

A symbolic entry feature ‘at the I_ntersectton of Lakeshore Road West and Southdown Road is
encouraged. :
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East Gateway Precinct

This precinct should act as the eastern gateway into the Clarkson Village Community Node. A
symbolic gateway is encouraged to define the entry and exit from Clarkson Village.

The minimum height for any building or structure shall be 2 storeys and the maximum height
shall be 6 storeys. Buildings shall be stepped back from the street after-the third storey to
promote a pedestrian friendly environment, minimize shadow impact and ensure new
developmént is consistent and combaﬁble with the existing building fabric.

Mixed use buildings fronting onto Lakeshore Road West are encouraged. At grade, street related
retail, commercial, restaurants and office uses are encouraged within any building. Individual
large format retail uses will be discouraged. Mixed use buildings shall be located close to the
street to ensure a pedestrian oriented environment. Gross Floor Area devoted exclusively to non-
residential uses shall not be included in the FSI calculation.
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_Proposed Amendments-to Mississauga Official Plan - C]arkson Vﬂlage Community Node

1

Map 14-2: Clarkson Village Community Node Character Area is hereby deleted and
replaced with Appendix 5.

Section 14.2, Clarkson Village is hereby amended by adding Map 14-2.1: Precinct Areas
- Clarkson Vﬂlage Community Node Character Area attached as Appendix 6.

Section 14.2 Clarkson Village is hereby amended by adding the following:
14.2.1 Land Use Policies |

142.1.1 Notwithstanding the provisions of the Mixed Use designation; drive-through
facilities will not be permitted.

Section 14.2.1 Urban Design Policies is hereby deleted and replaced by the following:
14.2.2 Urban Design Policies
Shared Community Vision and Focus

14.2.2.1 Clarkson Village Community Node is to transition into a pedestrian friendly
and transit supportive community full of activity places and gathering
spaces, with a mainstreet atmosphere found amidst new, contemporary,
mixed-use, development paying tribute to the Village’s heritage and
character,

14222 The Clarkson Village Community Node will be the focus of activity for the
surrounding Clarkson-Lorne Park Neighbourhood, combining residential
uses, cultural activities, shopping, dining, commerce and recreation.

142.2.3 Development will be compatible with and enhance the Village character asa
: distinet established community by integrating with and transitioning to the
adjacent Clarkson-Lorne Park Neighbourhood.

14224 Development will incorporate a high level of urban design, pedestrian

amenity, landscaping and will be of a compact form to ensure a strong sense
of place, a high quality streetscape and reinforce the Clarkson Vﬂlage
Commumty Node as the centre of activity for the area.

14.2.2.5 Development will be in accordance with minimum and maximum height
limits as shown on Map 14-2.1 (Appendix 6).
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142.2.6

14.2.2.7

142.2.8

142.2.9

142.2.10

Built form will be located close to the strest, with a two to three storey -
streetwall. Where additional height is peumtted, it will be stepped back
from the streetwall to minimize shadowing, maximize skyviews, maintain a
desirable strestscape and ensure new development is consistent and
compatible with the existing building fabric.

‘Where mixed use buildings are proposed, non—remdenhal floor space will be
excluded from the calculation of FSI. |

New development along Lakeshore Road West will be located close to the
street and promote a continuous street, wall.

- On-site parking will not be permitted between the streetwall and the street.

Mississanga will encourage on-street lay-by parking and the provision of
well-lit, on-site parking located at the rear of buildings with clear visibility
and site lines through to Lakeshore Road West.

Historic Village Precinct

142.2.11

142.2.12

" 142213
142.2.14

142.2.15

142.2.16

Development will respect the character of the existing building fabric as
well as transition appropriately to the adjacent Clarkson-Lome Park
Neighbourhood. New development will encourage a pedestrian oriented
streetscape and a walkable community, preserve elements along the edge of
Turtle Creek to connect to the parking areas and the shopping street and to
encourage the visual enjoyment and surveillance of this natural creek
feature.

Residential uses will not be permltted on the ground floor adjacent to
Lakeshore Road West.

Large format retail development will be discouraged.

Lands located at the northwest corner of Lakeshore Road West and Clarkson
Road North are encouraged to redevelop as a focal point of the Clarkson
Village Community Node.

Within the Core area, as shown on Map 14-2.1 (Appendix 6), required
parking for new development with a FSI greater than 1.0 will be within an
underground structure.,

Within the Outer Core area, as shown on Map 14-2.1 (Appendix 6), required
parking for new development with a FSI greater than 1.0 will be within a
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* parking structure located either above or below grade. Where an above

grade structure is provided, it will be located to the rear of an active building
facade, will be no more than two storeys in height and will not be visible
from public roads. Where above grade parking structures are visible from
adjacent lands, they will utilize appropriate finish materials and be of a high
architectural quality.

‘West Gateway Precinct

142.2.17

142.2.18

142.2.19

New development will maintain the existing height transition with the
highest built form at the west end, closest to the Clarkson GO Transit
Station, and lowest building heights at the east end, adJacent to the CN Rail
overpass and the Historic Village Precinct.

Mixed use buildings will be located close to the streét to ensure a pedestrian

. oriented environment.

. Mississauga will encourage a symbolic gateway feature on Lakeshore Road

West, east of Southdown Road to define the entry and exit from Clarkson
Village Community Node.

East Gateway Precinet

14.2.2.20

142221 -

Mississauga will encourage a symbolic gateway feature on Lakeshore Road -
West, west of Johnson's Lane to define the entry and exit from Clarkson
Village Community Node.

At grade, street related retail, commercial, restaurants and office uses are
encouraged. Mixed use buildings will be located close to the street to

“ensure a pedestrian oriented environment.

Section 14.2, Clarkson Village is hereby amended by adding Map 14-2.2: Access

Management Plan - Clarkson Village Community Node, attached as Appendix T

Section 14.2.2, Transportation, is hereby deleted and replaced with the following:

1423 Transportaﬁon, Access and Parking

14.2.3.1

No major changes to Clarkson Road will be undertaken except minor
channelization, reconstruction, bus-bay construction, and mprovements ofa
similar nature. )
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14232

14233

1423 .4

14.2.3.5

142.3.6

142.3.7

Notwithstanding the classification of Clarkson Road, this road will be
limited to no more than two through lanes.

Mississauga wﬂl encourage and promote better utilization of the existing |
parking inventory within the Clarkson Village Community Node through
discussions with the members of the Clarkson Village Business
Improvernent Area. . . .-

Development within the Clarkson Village Community Node will implement
the general intent of the Access Management Plan — Clarkson Village
Community Node (Appendix 7) and will: :

- a. eliminate and/or consolidate vehicular access connections to and from

Lakeshore Road West to reduce vehicle turning movements onto and
direct traffic towards signalized intersections;

b. facilitate the creation of a formal publicly accessible laneway system by
granting public use easements over internal driveways to facilitate
access to and from abutting lands to the east and west and to
consolidated vehicular access connections to Lakeshore Road West;

¢. contribute a proportionate share towards the construction of a continuous
centre median along Lakeshore Road West; and,

d. where the ultimate condition cannot be accommodated, interim solutions
will be accommodated to ensure that vehicular access rights are
maintained and appropriate interim agreements will be executed to
ensure the ultimate conchtlon will be achieved.

Where surface parking is being provided to the rear of buildings, communal
parking spaces accessed from the formal publicly accessible laneway system
will be encouraged.

Through the development review and approval process, developers will be
responsible for the construction of on-street lay-by parking in accordance
with the Clarkson Village Transportation/Urban Design Study — Final
Report.

The Mississauga Cycling Master Plan proposes on-road bicycle lanes on
Lakeshore Road West.
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¥/

10.

11

12.

Section 14.2.3.1 is hereby deleted and replaced with the following:

14.2.4.1

142.4.1.1

142.4.1.2

Special Site 1

The lands identified as Special Site 1 are located on the north side of
Lakeshore Road West, east of Clarkson Road.

Notwithstanding the provisions of the Residential High Density designation,
the maximum number of residential dwelling units permitted will be 246.

Section 14.2.3.2.2 is hereby deleted and replaced with the following:

14.2.3.2.2

Notwithstanding the Residential High Density designation, the maximum
permitted number of apartment dwelling units shall be 424.

Section 14.2.3.3 is hereby deleted and replaced with the following;

14.2.3.3

14.2.3.3.1

142332

Special Site 3

The lands identified as Special Site 3 are located on the north side of

‘Lakeshore Road West between Birchwood Park and Clarkson Road North.

The lands are encumbered by‘ slope stability issues associated with Turtle
Creek. Satisfactory technical reports addressing these issues are required
prior to any development of these lands. '

Section 14.2.3.4 is hereby amended by adding the following:

14234

142.3.4.1

142.3.4.2

Special Site 4

The lands identified as Special Site 4 are located on the southeast corner of
Lakeshore Road West and Southdown Road.

Notwithstanding the provisions of the Residential Medium Density
designation, a maximum of two detached dwellings will be permitted.

Schedule 1 — Urban System is hereby amended by changing the boundaries of the
Clarkson Village Community Node to incorporate additional lands (See Appendices 5

and 6).

* Schedule 1b - Urban System — City Structure is hereby amended by modifying the

boundaries of the Clarkson Village Community Node to incorporate additional lands (See
Appendices 5 and 6).
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13.  Schedule 2 - Intensification Areas is hereby amended by modifying the boundaries of the
Clarkson Village Community Node to incorporate additional lands (See Appendices 5
and 6). - ' T T

14.  Schedule 9.- Character Areas ‘G’ is hereby amended by modifying the boundaﬁes of the
Clarkson Village Community Node to incorporate additional lands (See Appendices 5
and 6). : '

15. Schedule 10 - Land Use Designations is héreby amended by modifying the boundaries of
the Clarkson Village Community Node to incorporate additional lands (See Appendices 5
and 6).

16.  Map 14-1: City Structure - Community Nodes is hereby amended by modifying the
boundaries of the Clarkson Village Community Node to incorporate additional lands (See
Appendices 5 and 6).

17.  Map 16-1: City Structure — Neighbourhoods is hereby amended by removing lands from
the Clarkson-Lorne Park Neighbourhood to be incorporated into the Clarkson Village
Community Node (See Appendices 5 and 6).

18.  Map 16-5: Clarkson-Lorme Park Neighbourhood Character Area is hereby deleted and
replaced. (Ses Appendices 5 and 6).

19.  Sectionl6.5.5.6 Special Site 6, is hereby deleted.

20. Section 16.5.5.10 Special Site 10, is hereby deleted.
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Lakeshore Road West — Clarkson Village Study File: CD.04.CLA

Proposed Zoning Amendments — Clarkson Village Community Node

Notwithstanding the existing “C4” (Mainstreet Commercial) zone provisions, the following
additional zone provisions are proposed. The below-noted Exceptions correspond with zones
shown on Appendix 9 — Proposed Zoning - Clarkson Village Community Node:

C4-Exception 1 (Outer Core)

Uses
(-]

Non-residential uses permitted in accordance with the C4 general provisions shall be
required on the first storey of any building or structure;

Horizontal multiple dwellings shall be permitted (w1th ground floor non-residential uses);
and

Large format retail store greater than 600 m? (6,458.6 sq. ft.) GFA-non-residential shall
not be permitted.

Zone Regulations

A minimum of 75% of the ground floor GFA shall be occupied by permitted non-
residential uses within apartment and horizontal multiple dwellings;

Minimum front and exterior side yard shall be 0.61 m (2 ft.);

Minimum interior side and rear yard abutting a non-commercial zone category shall be
7.5m (24. 6 f1.), plus 1.0 m (3.3 ft.) for each additional 1.0 m (3.3 ft.) of building height,
or portion thereof, exceeding 10.0 m (32.8 ft.);

Maximum building height shall be 6 storeys;

The buﬂdmg facade of the 4™ storey shall be stepped back a minimum of 6.0 m (19.7 ft.)
from the 3™ storey building fagade;

Floor Space Index — Residential shall mean the ratio of the gross floor area of all
buildings and structures, exclusive of gross floor area — non-residential, to the lot area;
Floor Space Index — Residential shall not exceed 2.0;

A minimium of 70% of the length of the lot frontage shall be occupied by streetwall
where a driveway access to a public road exists and 90% where a driveway access to a
public road does not exist or is shared with another property;

A minimum of 60% of the ground floor streetwall shall be glazed with clear vision glass
A minimum ground floor height of 4.5 m (14.8 .), as measured from the finished floor
elevation to the underside of the 2 floor, shall be provided;

The main front entrance for non-residential uses located on the first storey shall be
located in the streetwall facing Lakeshore Road West;

For any permitted non-residential use located on the ground floor, the finished floor
elevation shall be within 0.2 m (0.7 ft.) of the grade of the public sidewalk as measured at
the streetwall directly opposite each pedestrian entrance;

Parking for repair establishment, personal service mtabhshment animal care
establishment, office and retail store uses whlch are 300 m* (3,229.3 sq. f.) or less shall
be prcmded at a rate of 3.0 spaces/100 m* (1,076.4 sq. ft.) GFA;
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Where Floor Space Index — Residential exceeds 1.0, required parking shall be provided
within a parking structure located either above or below grade;

Above grade parking structures shall not exceed 2 storeys in height;

The streetwall of above grade parking structures adjacent to a public strect shall
incorporate permitted residential and non-residential uses to a minimum depth of 10 m
(32.8 ft.); and,

Parking will not be permitted between the streetwall of the buildings located closest to a
public street and the front property line.

H-C4- Exception 2 (Core — Holding, North side of Lakeshore Road West)

Uses

Non-residential uses.permitted in accordance with the C4 general provisions shall be
required on the first storey of any building or structure;

Horizontal multiple dwe]lmgs shall be pcrn:utted (with ground floor non-residential uses);
and,

Large format retail store greater than 600 m? (6,458.6 sq. ft.) GFA-non-residential shall
not be permitted.

Zone Regulations

A minimum of 75% of the ground floor GFA shall be occupied by permitted non-
residential uses within apartment and horizontal multiple dwellings;

Minimum front and exterior side yard shall be 0.61 m (2 ft.);

Minimum interior side and rear yard abutting a non-commercial zone category shall be
7.5m (24.6 ft.), plus 1.0 m (3.3 ft.)for each additional 1.0 m (3.3 fi.) of building height,
or portion thereof, exceeding 10.0 m (32.8 ft.);

Floor Space Index — Residential shall mean the ratio of the gross floor area of all
buildings and structures, exclusive of gross floor area — non-residential, to the lot area;
Floor Space Index — Residential shall not exceed 1.5;

A minimum of 70% of the length of the lot frontage shall be occupied by streetwall
where a driveway access to a public road exists and 90% where a driveway access to a
public road does not exist or is shared with another property;

A minimum of 60% of the ground floor streetwall shall be glazed with clear vision glass;
A minimum ground floor height of 4.5 m (14.8 ft.), as measured from the finished floor
elevation to the underside of the 2™ floor, shall be provided;

The main front entrance for commercial uses located on the first storey shall be located in -
the streetwall facing a public right of way; :

For any permitted non-residential use located on the ground floor, the finished floor
elevation shall be within 0.2 m (0.7 ft.) of the grade of the public sidewalk as measured at
the streetwall directly opposite each pedestrian entrance and have a pedestrian access if
not level with the public sidewalk closest to the entrance that is accessed by a ramp which
has a maximum slope of 4%;
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o Parking for repair establishment, personal service estabhshment, animal care
establishment, office and retail store uses which are 300 m? (3,229.3 sq. ft.) or less shall
be provided at a rate of 3. 0 spaces/100 m? (1,076. 4 sq. ft.) GFA;

» Where Floor Space Index — Residential exceeds 1.0, required parking shall be provided
within a parking structure located below grade; and,

o Parking will not be permitted between the streetwall of the buildings located closest to a
public street and:the front property line. :

“H” Holding Provision

* The lands identified with an “H” Holding provision may be used for any of the permitted
uses prior to the removal of the Holding provision provided that no physical site
alterations are undertaken; and,

o The “H” Holding Provision is to be removed from the whole or any part of these lands
by further amendment to this By-law prior to any form of physical site alteration, upon
satisfaction of the following requirements:

o Technical studies, assessing and defining the slope hazard associated with Turtle
Creek to the satisfaction of the City and Credit Valley Conservation.

C4- Exception 3 (Core — South side of Lakeshore Road West)

Uses . .

o Non-residential uses permitted in accordance with the C4 general provisions shall be
required on the first storey of any building or structure;

e Horizontal multiple dwellings shall be permitted (with ground floor non-residential uses);
and,

e Large format retzul store greater than 600 m* (6,458.6 sq. ft.) GFA-non-residential shall
not be permitted.

Zone Regulations

e A minimum of 75% of the ground floor GFA shall be occupied by permitted non-
residential uses within apartment and horizontal multiple dwellings;

¢ Minimum front and exterior side yard shall be 0.61 m (2 ft.);

» Minimum interior side and rear yard abutting a non-commercial zone category shall be
7.5 m (24.6 ft.), plus 1.0 m (3.3 ft.) for each additional 1.0 m (3.3 ft.) of building height,
or portion thereof, exceeding 10.0 m (32.8 ft.);

o Floor Space Index — Residential shall mean the ratio of the gross floor area of all
buildings and structures, exclusive of gross floor area — non-residential; to the lot area;

o Floor Space Index — Residential shall not exceed 1.5;

¢ Maximum building height shall be 6 storeys;

o The building facade of the 4™ storey shall be stepped back a minimum of 6.0 m (19.7 f.)
from the 3™ storey building fagade;
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A minimum of 70% of the length of the lot frontage shall be occupied by streetwall
where a driveway access to a public road exists and 90% where a driveway access to a
public road does not exist or is shared with another property;

A minimum of 60% of the ground floor streetwall shall be glazed with clear vision glass;
A minimum ground floor height of 4 5 m (14.8 ft.), as measured from the finished floor
elevation to the underside of the 2™ floor, shall be provided,

The main front entrance for non-residential uses located on the first storey shall be
located in the streetwall facing Lakeshore Road West;

For any permitted non-residential use located on the ground floor, the finished floor
elevation shall be within 0.2 m (0.7 ft.) of the grade of the public sidewalk as measured at
the streetwall dJIectly opposite each pedestrian entrance;

Parking for repair establishment, pcrsonal service estabhshment, ammal care
establishment, office and retail store uses wl:uch are 300 m? (3,229.3 sq. ft.) or less shall
be provided at a rate of 3.0 spaces/100 m” (1,076.4 sq. ft.) GFA; '

Where Floor Space Index — Residential exceeds 1.0, reqmred parking shall be provided
within a parking structure located below grade; and,

Parking will not be permitted between the streetwall of the buildings located closest to a
public street and the front property line.

C4-Exception 4 (Northwest corner of Lakeshore Road West and Clarkson Road North)

Uses
a

Motor vehicle service station and motor vehicle wash facility — restricted legally existing
on the date of passing of this by-law continue to be permitted;

Non:residential uses permitted in accordance with the C4 general provisions shall be
required on the first storey of any building or structure;

Horizontal multiple dwellings shall be penmtted (with ground floor non-residential uses);
and,

Large format retail store greater than 600 m? (6 458 6 sq. ft.) GFA-non-residential shall
not be permitted.

Zone Regulations

A minimum of 75% of the ground floor GFA shall be occupied by permitted non-
residential uses within apartment and horizontal multiple dwellings;

Minimum front and exterior side yard shall be 0.61 m (2 ft.);

Minimum interior side and rear yard abutting a non-commercial zone category shall be
7.5 m (24.6 f.), plus 1.0 m (3.3 ft.) for each additional 1.0 m (3.3 ft.) of building height,
or portion thereof, exceeding 10.0 m (32.8 ft.);

Maximum building height shall be 6 storeys;

The bmldmg facade of the 4™ storey shall be stepped back a minimum of 6.0 m (19.7 ft.)
from the 3™ storey building fagade;

Floor Space Index — Residential shall mean the ratio.of the gross floor area of all
buildings and structures, exclusive of gross floor area — non-residential, to the lot area;
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Floor Space Index — Residential shall not exceed 2.0;

A minimum of 70% of the length of the lot frontage shall be occupied by streetwall
where a driveway access to a public road exists and 90% where a driveway access to a
public road does not exist or is shared with another property; -

A minimum of 60% of the ground floor streetwall shall be glazed with clear vision glass;
A minimum ground floor height of 4.5 m (14.8 ft.), as measured from the ﬁmshed floor
elevation to the underside of the 2 floor, shall be provided, -

The main front entrance-for non-residential uses located on the first storey shall be
located in the streetwall facing Lakeshore Road West;

For any permitted non-residential use located on the ground floor, the finished floor
elevation shall be within 0.2 m'(0.7 ft.) of the grade of the public 51dewa]k as measured at .
the strestwall directly opposite each pedestnan entrance; :

Parking for repair establishment, personal service establishment, animal care
establishment, office and retail store uses which are 300 m* (3,229.3 sq. ft.) or less shall
be provided at a rate of 3.0 spaces/100 m? (1,076.4 sq. ft.) GFA;

Where Floor Space Index — Residential exceeds 1.0, required parking shall be provided
within a parking structure located either above or below grade;

Above grade parking structures shall not exceed 2 storeys in height;

The streetwall of above grade parking structures adjacent to a public street shall
incorporate permitted residential and non-residential uses to a minimum depth of 10 m

- (32.8 f1); and

Parking will not be permitted between the streetwall of the buildings located closest to a
public street and the front property line:

H-C4-Exception 5 (East Gateway — Holding)

Uses
a

Horizontal multiple dwellings shall be permiﬁed
Large format retail store greater than 600 m? (6,458.6 sq. fi.)GFA-non-residential shall
not be permitted; and,

Townhouse Dwelling Units.

Zone Regulations

Maximum number of residential dwelling units 236;

A minimum of 75% of the ground floor GFA shall be occupied by permitted non-
residential uses within apartment and horizontal multiple dwellings;

Minimum front and exterior side yard shall be 0.61 m (2 ft.)for mixed use or non-
residential buildings;

Minimum front and exterior side yard shall be 4.5 m (14.8 ft.) t0.a maximum of 6.0 m
(19.7 &) for exclusively residential buildings;

Minimum interior side and rear yard abutting a non-commercial zone category shall be
7.5m(24.6 &.), plus 1.0 m (3.3 ft.) for each additional 1.0 m (3.3 ﬂ.) of building helght,
or portion thereof exceeding 10.0 m (32.8 it.);
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o Maximum building height sha]l be 6 storeys;

e The building facade of the 4™ storey shall be stepped back a minimum of 6.0 m (19.7 ft.)
from the 3™ storey building fagade;

» Floor Space Index — Residential shall mean-the ratio of the gross floor area of all
buildings and structures, exclusive of gross floor area - non-residential, to the lot area;

e Floor Space Index — Residential shall not exceed 2.0; '

e A minimum of 70% of the length of the lot frontage shall be occupied by streetwall
where a driveway access to a public road exists and 90% where a driveway access toa
public road does not exist or is shared with another property;

s A minimum of 60% of the ground floor streetwall shall be glazed with clear vision glass;

e A minimum ground floor height of 4.5 m (14.8 ft.), as measured from the finished floor
elevation to the underside of the 2™ floor, shall be provided; -

s The main front entranée for non-residential uses located on the first storey shall be
located in the streetwall facing Lakeshore Road West;

o For any permitted non-residential use located on the ground floor, the finished floor
elevation shall be within 0.2 m (0.7 ft.) of the grade of the public sidewalk as measured at
the streetwall directly opposite each pedestrian entrance;

e Parking for repair establishment, personal service estabhshment, animal care
establishment, office and retail store uses which are 300 m” (3,229.3 sq. ft.) or less shall
be provided at a rate of 3.0 spaces/100 m? (1,076.4 sq. ft.) GFA; ‘

o Where Floor Space Index — Residential exceeds 1.0, required parking shall be provided
within a parking structure located either above or below grade;

e Above grade parking structures shall not exceed 2 storeys in height;

"o The streetwall of above grade parking structures adjacent to a public street shall
incorporate permitted residential and non-residential uses to a2 minimum depth of 10 m
(32.8 ft.); and,

o Parking will not be penmtted between the streetwall of the buildings located closest to a
public street and the front property line.

“H” Holding Provision
e The “H” Holding provision is to be removed from the whole or any part of these lands by
further amendment to this By-law, upon satisfaction of the following reqm:ements

o submission of a satisfactory site plan, acoustical report, functional servicing
report, grading plan, tree preservation plan and servicing plans;

o issuance of any required tree permit(s) in accordance with By-law No. 0474-2005;

o payment in an amount satisfactory to the City of Mississauga for street tree
plantings along Lakeshore Road West; '

o receipt of clearance from the Ministry of Culture with respect to the
archaeological assessment;

o gratuitous transfer and dedication of Lakeshore Road West right- of—way widening
to the City of Mississauga; .

o gratuitous transfer and dedication of all lands zoned "G1" (Greenbelt) to the C1ty
of Mississauga,
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o provision of securities satisfactory to the City of Mississauga for parkland and
greenbelt protection and reinstatement, tree protection hoarding and ¢chain link
fencmg for the adjacent park and greenbelt lands;

o issuance of a permit from the Credit Valley Conservation for the installation of
the required Turtle Creek culvert;

o installation of the required Turtle Creek culvert works to the satisfaction of the
Credit Valley Conservation;

o delivery of an executed development and/or servicing agreement in a form
satisfactory to the City of Mississanga, including the implementation of all
reqtnrements and warning clanses outlined in any outstanding technical studies or
reports, in addition to warning clauses advising prospective purchasers of the
range of facilities within the abutting Birchwood Park; and

o confirmation that satisfactory arrangements have been made with the Regmn of
Peel Public Works Department with respect to both the provision of municipal
services (water and sanitary sewer) and the adequacy of services to the proposed
development.



CANADIAN ¢
d

1

S

FEELEY COURT
R4-29

——

noYAL WINDSOR DRAIVE

LAKESHORE ROAD WEST

(=]

YALENTNE GON

=

RZ-5

JTDNEHAVEN CRIVE

A Mg AVEE

LEGEND: ‘ %
{ i PROPOSED ZONING

Trerasaens

(] PROPOSED CLARKSON VILLAGE COMMUNITY NODE BOUNDARY

NOTE: PROPOSED ZONING IS DELINEATED AND SHOWN BOLD WITHIN THE APPLICATION AREA.

6 XIANHddY

SUBJECT: PROPOSED ZONING - CLABKSON VILLAGE COMMUNITY NODE
MISSISSAUGA Produced by .Q
Planning and Building T&W, Geomatics \V




=
w
LUBARGN, COURT

=
w
SAMFORD o

=
[t

I
&

S0UTHDOWN RoOAD

WHITTINGTON  ROAD

ARSUON DANE

APTHL DRIVE

NN ARGE

Ca

FEELEY COURT
R4-29

UIXESHORE ROAD WESE

NOATH

CLARXSUN RCap

INVERMOUSE DRive

BONNYMEDE DRAE

R3-1

LTS ER VALY GceETy

VALENTINE qpyy

A

NESIGN FILE



Appendix S-2
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Recommendation PDC-0010-2012

"1, That the report titled "Proposed Amendments to Mississauga Official Plan and Zoning
By-law 0225-2007: Lakeshore Road West - Clarkson Village Study," dated January 24,
2012 from the Commissioner of Planning and Building be received for information,

2. That staff report back to Planning and Development Committee on any submissions made
with respect to the January 24, 2012 report.

3. That the following correspondences be received:
(a) Email dated January 28, 2012, from Robert Nash
(b) Facsimile dated February 13, 2013, from Michael Garvey of Garvey and Garvey LLP

(c) Email and attachments dated February 13, 2012, from Joel Farber of Folger,
Rubinoff LLP '

(d) Email and attachments dated February 13, 2012, from Glen Broll of Glen Schnarr &
Associates Inc."
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Propesed Zoning Amendments — Clarkson Village Community Node — Revised

Notwithstanding the existing “C4” (Mainstreet Commercial) zone provisions, the following
additional zone provisions are proposed. The below-noted Exceptions correspond with zones
shown on Appendix S-4 — Proposed Zoning - Clarkson Village Community Node (Revised):

C4-Exception 1 (Outer Core Area)

Uses
L]

Non-residential uses permitted in accordance with the C4 general provisions shall be
required on the first storey of any building or structure;

Horizontal multiple dwellings shall be permitted (with ground floor non-residential uses);
and

Large format retail store greater than 600 m? (6 458.6 sq. ft.) GFA-non-residential shall
not be permitted.

Zone Regulations

A minimum of 75% of the ground floor GFA shall be occupied by permitted non-
residential uses within apartment and horizontal multiple dwellings;

Minimum front and exterior side yard shall be 0.61 m (2 f.);

Minimum interior side and rear yard abutting a non-commercial zone category shall be
7.5m (24. 6 ft.), plus 1.0 m (3.3 ft.) for each additional 1.0 m (3.3 ft.) of building height,
or portion thereof, exceeding 10.0 m (32.8 ft.);

Maximum building height shall be 6 storeys;

The bulldmg facade of the 4" storey shall be stepped back a minimum of 6.0 m (19.7 ft.)
from the 3™ storey building fagade;

Floor Space Index — Residential shall mean the ratio of the gross floor area of all
buildings and structures, exclusive of gross floor area — non-re:ﬂdent;al to the lot area;
Floor Space Index — Residential shall not exceed 2.0;

A minimum of 70% of the length of the lot frontage shall be occupied by streetwall
where a driveway access to a public road exists and 90% where a driveway access to a
public road does not exist or is shared with another property;

. A minimum of 60% of the ground floor streetwall shall be glazed with clear vision glass;

A minimum ground floor height of 4.5 m (14.8 ft. ), as measured from the finished floor
elevation to the underside of the 2™ floor, shall be provided;

The main front entrance for non-residential uses located on the first storey shall be
located in the streetwall facing Lakeshore Road West;

For any permitted non-residential use located on the ground floor, the finished floor
elevation shall be within 0.2 m (0.7 ft.) of the grade of the public sidewalk as measured at
the streetwall directly opposite each pedestrian entrance;
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Parking for repair establishment, personal service estabhshment animal care
establishment, office and retail store uses which are 300 m” (3,229.3 sq. ft.) or less shall
be provided at a rate of 3.0 spaces/100 m” (1,076.4 sq. ft.) GFA;

Where Floor Space Index — Residential exceeds 1.0, required parking shall be provided
within a parking structure located either above or below grade;

Above grade parking structures shall not exceed 2 storeys in height;

The streetwall of above grade parking structures adjacent to a public street shall
incorporate permitted residential and non-residential uses to a minimum depth of 10 m
(32.8 ft.); and,

" Parking will not be permitted between the streetwall of the buildings located closest to a

public street and the front property line.

C4- Exception 2 (Core Area — North side of Lakeshore Road West)

Uses
e

Non-residential uses permitted in accordance with the C4 general provisions shall be
required on the first storey of any building or structure;

Horizontal multiple dwellings shall be permitted (with ground floor non-residential uses);
and,

Large format retail store greater than 600 m? (6,458.6 sq. ft.) GFA-non-residential shall
not be permitted.

Zone Regulations

A minimum of 75% of the ground floor GFA shall be occupied by permitted non-
residential uses within apartment and horizontal multiple dwellings;

Minimum front and exterior side yard shall be 0.61 m (2 ft.);

Minimum interior side and rear yard abutting a non-commercial zone category shall be
7.5 m (24.6 ft.), plus 1.0 m (3.3 ft.) for each additional 1.0 m (3.3 ft.) of building height,
or portion thereof, exceeding 10.0 m (32.8 ft.);

Floor Space Index — Residential shall mean the ratio of the gross floor area of all
buildings and structures, exclusive of gross floor area — non-residential, to the lot area;
Floor Space Index — Residential shall not exceed 1.5;

A minimum of 70% of the length of the lot frontage shall be occupied by streetwall
where a driveway access to a public road exists and 90% where a driveway access to a
public road does not exist or is shared with another property;

A minimum of 60% of the ground floor streetwall shall be glazed with clear vision glass;
A minimum ground floor height of 4 5m (14.8 ft.), as measured from the finished floor
elevation to the underside of the 2™ floor, shall be provided;

The main front entrance for non-residential uses located on the first storey shall be
located in the streetwall facmg Lakeshore Road West, ‘
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For any permitted non-residential use located on the ground floor, the finished floor
elevation shall be within 0.2 m (0.7 ft.) of the grade of the public sidewalk as measured at
the streetwall directly opposite each pedestrian entrance;

Parking for repair establishment, personal service establxshment animal care
establishment, office and retail store uses which are 300 m* (3,229.3 sq. ft.) or less shall

" be provided at a rate of 3.0 spaces/100 m? (1,076.4 sq. ft.) GFA;

Where Floor Space Index — Residential exceeds 1.0, required parking shall be provided
within a parking structure located below grade; and,

Parking will not be permitted between the streetwall of the buildings located closest to a
public street and the front property line.

C4- Exception 3 (Core Area — South side of Lakeshore Road West)

Uses
®

Non-residential uses permitted in accordance with the C4 general provisions shall be
required on the first storey of any building or structure;

Horizontal multlple dwellings shall be permitted (with ground floor non-residential uses);
and,

Large format retail store greater than 600 m? (6,458.6 sq. ft.) GFA-non-residential shall
not be permitted.

Zone Regulations

A minimum of 75% of the ground floor GFA shall be occupied by permitted non-
residential uses within apartment and horizontal multiple dwellings;

Minimum front and exterior side yard shall be 0.61 m (2 ft.);

Minimum interior side and rear yard abutting a non-commercial zone category shall be
7.5 m (24.6 ft.), plus 1.0 m (3.3 ft.) for each additional 1.0 m (3.3 ft.) of building height,
or portion thereof, exceeding 10.0 m (32.8 ft.);

Floor Space Index — Residential shall mean the ratio of the gross floor area of all
buildings and structures, exclusive of gross floor area — non-residential, to the lot area;
Floor Space Index — Residential shall not exceed 1.5;

Maximum building height shall be 6 storeys;

The buﬂdmg facade of the 4™ storey shall be stepped back a minimum of 6.0 m (19.7 f.)
from the 3™ storey building facade;

A minimum of 70% of the length of the lot frontage shall be occupied by streetwall
where a driveway access to a public road exists and 90% where a driveway access to a
public road does not exist or is shared with another property;

A minimum of 60% of the ground floor streetwall shall be glazed with clear vision glass;
A minimum ground floor height of 4.5 m (14.8 ft.), as measured from the finished floor
elevation to the underside of the 2™ floor, shall be provided;

The main front entrance for non-residential uses located on the first storey shall be
located in the streetwall facing Lakeshore Road West;
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For any permitted non-residential use located on the ground floor, the finished floor
elevation shall be within 0.2 m (0.7 ft.) of the grade of the public sidewalk as measured at
the streetwall directly opposite each pedestrian entrance;

Parking for repair establishment, personal service estabhshment animal care
establishment, office and retail store uses which are 300 m?® (3,229.3 sq. ft.) or less shall
be provided at a rate of 3.0 spaces/100 m? (1,076.4 sq. ft.) GFA,

Where Floor Space Index — Residential exceeds 1.0, required parking shall be provided
within a parking structure located below grade; and,

Parking will not be permitted between the streetwall of the buildings located closest to a
public street and the front property line.

C4-Exception 4 (Outer Core Area - Northwest corner of Lakeshore Road West and
Clarkson Road North)

Uses
(]

Motor vehicle service station and motor vehicle wash facility — restricted legally
existing on the date of passing of this by-law continue to be permitted;

Non-residential uses permitted in accordance with the C4 general provisions shall be
required on the first storey of any building or structure;

Horizontal multiple dwellings shall be permitted (with ground floor non~r631dent1al
uses); and,

Large format retail store greater than 600 m? (6,458.6 sq. ft.) GFA-non-residential shall

not be permitted.

Zone Regulations

A minimum of 75% of the ground floor GFA shall be occupied by permitted non-
residential uses within apartment and horizontal multiple dwellings;

Minimum front and exterior side yard shall be 0.61 m (2 ft.);

Minimum interior side and rear yard abutting a non-commercial zone category shall be
7.5 m (24.6 ft.), plus 1.0 m (3.3 ft.) for each additional 1.0 m (3.3 ft.) of building height,
or portion thereof, exceeding 10.0 m (32.8 ft.);

Maximum building height shall be 6 storeys;

The building facade of the 4™ storey shall be stepped back a minimum of 6.0 m

(19.7 ft.) from the 3" storey building facade;

Floor Space Index — Residential shall mean the ratio of the gross floor area of all
buildings and structures, exclusive of gross floor area — non-residential, to the 1ot area;
Floor Space Index — Residential shall not exceed 2.0;

A minimum of 70% of the length of the lot frontage shall be occupied by streetwall
where a driveway access to a public road exists and 90% where a driveway access to a
public road does not exist or is shared with another property;

A minimum of 60% of the ground floor streetwall shall be glazed with clear vision
glass;
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e A minimum ground floor height of 4.5 m (14.8 ft.), as measured from the finished floor
elevation to the underside of the 2nd floor, shall be provided;

o The main front entrance for non-residential uses located on the first storey shall be
located in the streetwall facing Lakeshore Road West;

e  For any permitted non-residential use located on the ground floor, the finished floor
elevation shall be within 0.2 m (0.7 ft.) of the grade of the public sidewalk as measured
at the streetwall directly opposite each pedestrian entrance;

e Parking for repair establishment, personal service establishment, animal care
establishment, office and retail store uses which are 300 m* (3,229.3 sq. ft.) or less shall
be provided at a rate of 3.0 spaces/100 m* (1,076.4 sq. ft.) GFA;

e Where Floor Space Index — Residential exceeds 1.0, required parking shall be provided
within a parking structure located either above or below grade;

e Above grade parking structures shall not exceed 2 storeys in height;

o The streetwall of above grade parking structures adjacent to a public street shall
incorporate permitted residential and non-residential uses to a minimum depth of 10 m
(32.8 ft.); and

e Parking will not be permitted between the streetwall of the buildings located closest to a
public street and the front property line.
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