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October 28, 2014 REC E VE D
REGISTRY Ho.

Diana Rusnov me OCT 311074

Deputy Clerk _ _

City of Mississauga FILE Ho.

Civic Centre, 300 City Centre Drive

Mississauga, ON .

L5B 3C1 CLERK'S DEPARTMENT

Subject: Case Number: PL141198
File Number: PL141198
Municipality: Mississauga
OPA: 25
Property Location: All Lands Within The City Of Mississauga

Derry-Ten Limited (Omelia Richichi), Orlando
Corporation

Appellant(s):

The Board acknowledges receipt of thé above referenced file. When communicating with the
Board please quote the Board’s case and/or file number.

This file has been assigned to Kimbe.rly Livingstone, Case Coordinator, Planner. For specific
questions about this case, you may contact the Case Coordinator, Planner at (416) 326-6773.

The Case Coordinator, Planner will review the file to ensure that all the required material has
been received and will identify if there are other related matters that may come to the Board.
The Case Coordinator, Planner may contact the parties to:

e |dentify issues
Discuss whether the matter may be a candidate for a mediation meeting
Discuss whether a prehearing conference may be beneficial (Prehearings are normally
only held on complex cases where the hearing length is expected to be over five days)
e Discuss the time that may be required for the hearing. '

Mediation is an option available where the parties consent to this process. Mediation is intended
to provide the parties with a more satisfactory manner in which to reach a resolution in the same
or lesser timeframe as the traditional adjudicative process. Parties should contact the Case
Coordinator, Planner if they are interested in mediation. '
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The Board will schedule this case for the earliest available date on the Board’s calendar. Parties
should be prepared to proceed at any time. Parties will receive notice of the hearing event.
Notice for prehearings and hearings are generally mailed 35 days before the hearing. Notice for
mediation meetings can be given on shorter notice.

Once dates are set, adjournments are not granted except where compelling circumstances exist
and with the consent of all parties and/or the approval of the Board.

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. :

For general information concerning the Board’s policies and procedures visit.our website at
www.elto.gov.on.ca or you may contact the Board’s offices at (416) 212-6349. You may wish to
obtain a copy of the publication ‘A Guide to the Ontario Municipal Board’ to learn more about
participating in matters before the Board and the hearing process. This publication is available
on the Board’s website or by calling the Board’s offices.

Yours fruly,

P. Arseneault
Case Management Administrative Assistant

c.C.
Orlando Corporation

Leo Longo

Derry-Ten Limited (Omelia Richichi)
Sharmini Mahadevan

The Clerk (Mississauga)




Corporate Services Department .
Legislative Services Division
Office of the City Clerk

MISSISSAUGA

City of Mississauga Leading today for tomorrow
300 City Centre Drive

MISSISSAUGA ON L5B 3C1

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

September 18, 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. 25

The Amendment affects all lands within the City of Mississauga.
File: OPA 25 — All Wards

Please find enclosed the Notice of Decision for Official Plan Amendment 25, and duplicate
original copy of the amendment. This amendment was adopted by Council on September 10,
2014, by By-law 0238-2014. The Mississauga Official Plan Amendment has been prepared in
accordance with PDC Recommendation PDC 0060-2014, adopted by City Council on
September 10, 2014.

Also enclosed for your records is a copy of the Certificate of Public Meeting and Notification,
Record of Written Submissions, and minutes of the Planning & Development Committee
meeting of September 8, 2014,

Yours truly,

L

Diana Rusnov, Deputy Clerk and
Manager Legislative Services
Corporate Services Department
905-615-3200 X 5421

i mj
cc:
Karen Crouse, 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)

rd@/otycteroupport/development applications/templates/OPA Only/OPA Notice of Decision Letter to Region.doc



MISSISSAUGA

a—

OPA 25

City of Mississauga

The Amendment affects all lands within the City of Mississauga.
September 10, 2014

September 18, 2014

October 8, 2014

File Number:
Municipality:
Subject Lands:
Date of Decision:
Date of Notice

Last Date of Appeal:

NOTICE OF DECISION
With respect to an Official Plan Amendment
Subsection 17(23) of the Planning Act
BILL 51

A decision was made on the date noted above to approve all of Amendment Number 25 to the Mississauga Official Plan
Amendment for the City of Mississauga as adopted by By-law 0238-2014.

Purpose and Effect of the Official Plan Amendment:

The purpose of this Amendment is to amend Mississauga Official Plan to add a map identifying the Hurontario Street Intensification Area and
policies outlining the addition of major transit stations on the Corridor. The Gateway Corporate Centre Character Area Policies are being
amended to: redesignate lands from Business Employment to Office along the Hurontario Street Corridor; to add built form criteria to the
Office and Business Employment designations; to add and delete permitted uses to the Office designation; to remove permitted uses from

the Business Employment designation; to identify Major Transit Station Areas; and to add light Rail Transit Stations.

Location of Lands: The Amendment affects all lands within the City of Mississauga.

When and How to File An Appeal

Any appeal to the Ontario Municipal Board must be filed
with the City of Mississauga no later than 20 days from the
date of this notice as shown above as the last date of
appeal.

The appeal should be sent to the attention of the City Clerk, at
the address shown below and it must,

1) set out the specific part of the proposed official plan
amendment to which the appeal applies.

2) set out the reasons for the request for the appeal, and

3) be accompanied by the fee prescribed under the
Ontario Municipal Board Act in the amount of $125.00
payable by certified cheque or money order to the
Minister of Finance, Province of Ontario.

(4) be accompanied by an administration fee of $150.00,

payable by Certified Cheque to the Treasurer of City
of Mississauga.
If you wish to appeal to the OMB a copy of an appeal form is
available from the OMB website at www.omb.gov.ca

Who Can File an Appeal

Only individuals, corporations or public bodies may appeal a
decision of the City of Mississauga to the Ontario Municipal
Board. A notice of appeal may not be made by an
unincorporated association or group. However, a notice of
appeal may be made 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 plan was adopted, the
person or public body made oral submissions at a public
meeting or written submissions to the council or, in the opinion
of the Ontario Municipal Board, there are reasonable grounds to
add the person or public body as a party.

When the Decision is Final

The proposed official plan amendment is exempt from approval
by the Regional Municipality of Peel. The decision of the City of
Mississauga is final if a Notice of Appeal is not received on or
before the last date of appeal noted above.

Getting Additional Information

Additional information about this amendment is available for
public inspection during regular office hours at the City of
Mississauga at the address noted below or from Karen Crouse
of the City of Mississauga, Planning and Building
Department at (905) 615-3200 X-5526.

Mailing Address for Filing a Notice of Appeal
City of Mississauga

Office of the City Clerk

300 City Centre Drive

MISSISSAUGA ON L5B 3C1

K:ctyclerk/support/Development Applications/Templates/fOPA/OPA Notice Of Decision Template Bill 51.doc




THE CORPORATION OF THE CITY OF MISSISSAUGA

CERTIFICATE OF PUBLIC MEETING AND NOTIFICATION

MISSISSAUGA OFFICIAL PLAN AMENDMENT NUMBER 25
City of Mississauga

In accordance with public participation procedures set out in Section 3.1 of Mississauga
Official Plan and subsections 17(19.3), (19.4), (19.5) and (19.6) and subsection 22 of the
Planning Act, R.S.0. 1990, c.P.13, as amended, I certify that the alternative measures for
informing and obtaining the views of the public set out in Mississauga Official Plan have
been complied with, including the holding of a public meeting, notice of a public meeting,
making available adequate information to the public, and affording all persons in attendance
at the meeting an opportunity to make representations in respect of the Mississauga Official
Plan Amendment.

A copy of the public meeting notice and advertisement is attached.

(s pua ¥ 25 2014
Dated: A

Angela Dietrich,

Acting Director, Policy Planning Division,
Planning and Building Department,

City of Mississauga.

Attachment

KAPLAN\POLICY\GROUP\2014 Hurontario LRT\Gateway\OPA\CertificateofPublicMeetingandNotification.doc

FORM 457




Planning & Development Committee -3- October 15, 2012

() A fourth (4™ ground sign fronting Courtneypark Drive East.

(¢)  Sign Variance Application 12-01933
| Ward 11

DeWalt Factory Service

6275 Millcreek Drive

To permit the following:
&

() One (1) fascia sign located on the north elevation of the building
which does not face a street or where the main entrance to the
building is located.

CARRIED - (J. Tovey)
File: BL.03-SIG (2011)

2., PUBLIC MEETING -
Proposed Amendments to Mississauga Official Plan (2011) for the Gateway
Corporate Centre Character Area (Ward 5)
File: CD.03.GAT

Councillor Dale, Chair, called this public meeting to order at 7:05 p.m.

~ Karen Crouse, Development Planner addressed the committee with respect to the
proposed amendments to the Mississauga Official Plan. She outlined the area
context, the rational behind the establishment of the policies, the proposed zoning
changes, the amended land use designations and the proposed fine grain grid road
network. She noted the office development trends in the City of Mississauga from
2007 — 2011 and spoke to the potential for office development. Ms. Crouse outlined
the next steps for the proposed amendments to the Mississauga Official Plan (2011)
for the Gateway Corporate Centre Character Area noting that a report on comments
would be brought back to the Planning and Development Committee.

The following persons were in the audience and spoke to the item:

Leo Longo, Arid and Berlis LLP

Paul Lowes, Sorensen Gravely Lowes Planning Associates Inc.
Jason Cannuel (sp)

Abe Fisher

Brian Parker, Gowlings

A



Planning & Development Committee -4 - October 15, 2012

Leo Longo, representing the Orlando Corporation addressed the committee and
outlined his client’'s concerns with the proposal. He noted that the planning horizon
for the proposal did not conform with the Provincial Policy Statement 2005, the Peel
Official Plan or the Mississauga Official Plan, and suggested that the office space
gross floor area (GFA) specified in the plan would not be attainable or sustainable.
Mr. Longo further suggested that due to intrinsic differences, the Gateway Corridor
could not be compared to University Avenue. He also outlined the limitations of the
proposed Light Rail Transit (LRT) because it would only service employees that live
north or south of the area. Mr. Longo raised concerns with the fine grid road
network that was intended to enhance pedestrian movement noting that mixed uses
in the area would ensure that pedestrians would have destination areas to walk to.
He suggested that the fine grain road network would prevent the intensification of
office space and constrain development and raised a concern with respect to the
proposed underground parking suggesting that structured parking be permitted. He
also raised a concern with un- stated urban design guidelines and spoke against
architectural constraints. Mr. Longo sought clarification as to whether or not the
amendments would affect the Ontario Municipal Board settlements that had been
made regarding Orlando Corporation land.

Councillor Mullin noted that the City of Mississauga had to establish a vision for the
area and noted that the City’s goal was for people to live and work within the City
which was why office development was important. She addressed the issue of
underground parking and stipulated that the goal was not to have parking in front of
buildings and instead, the vision was to have buildings come up to the street to
create a specific street scape. Councillor Mullin requested that staff respond to the
affect the proposed Official Plan amendments would have on the settlements made
regarding Orlando Corporation land. Ms. Crouse noted that the Orlando Corporation
and the City had approached the Ontario Municipal Board with settlements regarding
a number of blocks of land and that setbacks, parking areas and building
placements had been negotiated.

Paul Lowes, representing Coppa Properties addressed the committee and noted
that Coppa Properties owned 50 Matheson Boulevard and operated Hyland Farms
on the property. He noted his client’s concern with redesignating the lands from
business employment to office. Mr. Lowes indicated that the property owners had a
vision for a pedestrian friendly site which would not be possible if only office ‘
development was permitted. He requested that site specific permission be
maintained to allow the Hyland Farms grocery store to remain.

Councillor Saito inquired as to whether or not Coppa Properties had looked at the
feasibility of mixed uses along the front of their property. Mr. Lowes indicated that
the property owner had looked at the possibility but there was an issue with
maintaining an appropriate amount of parking. Councillor Saito suggested that with
the amount of parking available on the site, office and retail development could likely
be achieved and Mr. Lowes noted that single storey retail or office space may be
possible. Madam Mayor noted that the store and warehouse was larger than most
grocery stores and suggested that this space could be utilized further noting that due
to the size of the building there was much potential. Councillor lannicca made
comments with respect to the history of the site.



Planning & Development Committee -5- October 15, 2012

Jason Cannuel (sp) representing the owners of the Fairfield Inn and Suites at 35
Courtney Park Drive West addressed the committee noting that the owners had
planned to develop the land adjacent to their property with a new hotel and wanted
to ensure that any re-designation of land would not negatively impact this
development. Ms. Crouse noted hotels, banquet halls and convention centres would
be permitted.

Abe Fisher (sp) responded to a comment made by Mr. Longo with respect to the
limitations of the LRT. He noted that as Mississauga Transit services areas east
and west of the Gateway Corporate Centre, the LRT could be utilized by all
residents working in the Gateway Corporate Centre area. He noted his support for
the use of underground parking and suggested that parking standards be reduced to
avoid gridlock. He suggested that development should be a minimum of three (3)
storeys and include mixed uses so that residents can live, work and play in the same
area. He also suggested that buildings be brought to the street’s edge and noted
that he disagreed with reducing block sizes as larger blocks would benefit
development. He also suggested that a design review panel be established and that
more transit stops be installed in the Gateway Corporate Centre area. '

Brian Parker, representing the owner of 50 Admiral Boulevard addressed the
committee and noted that the property was two blocks east of Hurontario Street and .
housed Flow Components Inc. which was a light industrial operation. He further
stipulated that the lands were to be re-designated as business office. He noted
concern that Flow Components would not be able to expand under the proposed
amendments and expressed concern that the company would be restricted to a legal
non-conforming status. He noted his support for a higher density and the LRT. Ms.
Crouse noted that the property was located in a transition area and indicated that
staff would be willing to discuss where the dividing line between land designations
should be. The committee suggested that Mr. Parker and his clients meet with staff
to further discuss the issue.

Mayor McCallion moved the following motion which was voted on and carried:

PDC-0059-2012

1. That the report titled “Proposed Amendments fo Mississauga Official Plan
(2011) for the Gateway Corporate Cenfre Character Area”, dated September
25, 2012 from the Commissioner of Planning and Building, be received.

2. That the submissions made at the public meeting be received.

3. That staff report back to Planning and Development Committee on the
- submissions.
4. That the following correspondénces be received:

(a) Email dated October 12, 2012 from David Riley, Planner, Sorensen
Gravely Lowes Planning Associates Inc., including a letter and
attachments dated October 11, 2012 from Paul Lowes, Principal,
Sorensen Gravely Lowes Planning Associates.



Planning & Development Committee -6- October 15, 2012

(b)  Email dated October 12, 2012 from Yvonne Choi, Land Use Planner,
Wood Bull LLP, Barristers and Solicitors and attached letter dated
October 12, 2012 from Sharmini Mahadevan, Wood BuII LLP,
Barristers and Solicitors.

(c). Email and attached letter dated October 15, 2012 from Lori
McPherson, Bousfields Inc.

(d) - Email dated October 15, 2012 from Rico Grella, Richill Construction
Ltd.

File: CD.03.GAT
APPROVED — (Mayor McCallion)

This public meeting closed at 7:59 p.m.

3. Information Status Report — Removal of “H” Holding Symbol Application to permit
Phase 2 of the Amacon Parkside Village Subdivision, Part of Lot 19, Concession 2,
N.D.S, west side of Confederation Parkway, north of Burnhamthorpe Road West.
Owner/ Applicant: Amacon Development (City Centre) Corp., Bill 51 (Ward. 4)

File: H-OZ 12/001 W4

Councillor lannicca outlined the differences between item number three (3) on the
agenda and item number four (4), which both dealt with Amacon Parkside Village.

Councillor lannicca moved the following motion which was voted on and carried:

PDC-0060-2012

That the Report dated September 25, 2012, from the Commissioner of Planning and
Building outlining the details of the proposed development conceming the
application for removal of the "H" holding symbol in the downtown, to permit Phase 2
of the Amacon Parkside Village Subdivision under file H-OZ 12/001 W4, Amacon
Development (City Centre) Corp., Part of Lot 19, Concession 2, N.D.S., be recelved
for information.

CARRIED ~ (Councillor lannicca)
FILE: H-OZ 12/001 W4



Public Meeting MISSISSAUGA

Planning and Development Committee === Leading foday for tomerrow

Property Location: Gateway Corporate Centre Character Area
(see reverse side map)

Proposal: ' Meeting Date: October 15, 2012

e Toamend the Gateway Corporate Centre Time: 7:00 p.m.
-Character Area Policies, which form part of the . . .

2011 Mississauga Official Plan (under appeal), to ~ Meeting Place: MlSSls§auga Civic Centre

implement the findings of the Hurontario/Main ‘ Counqll Chamber _

Street Corridor Master Plan by, among other 300 City Centre Drive

things: ]

« Redesignating all lands fronting Hurontario File: CD.03.GAT

“ I ent’ to ' _
%rferi’;,f,rom Business Employm More Contact: Karen Crouse,

« Introducing design policies related to minimum Information: POIICY'PIamI]BerLId' Deot
heights and maximum setbacks for lands P'%%g”&% 35’6 Om?(t 535[”2' 5 orb
surrounding major transit stations; and Ztmail_at' b ext. y

e Introducing additional road network in the - - L
Gateway Corporate Centre area. karen.crouse@mississauga.ca

The Hurontario/Main Street Corridor Master Plan _ {E agditif?g t‘?e ZUng:nca:rYa‘tléeW
considered the introduction of light rail transit to the Ce traCh a e"%’e y A eapPolicies ot
Hurontario Street corridor with supporting land use and entre Lharacter Ar :
urbén design pollqles. The City's website:
The proposed amendments are being considered WW}I&I.ITI{S?!SStaUQQ.CE/'DOFtaI/
under the Bill 51 Planning Act Requirements. (See residents/galewayreview
below) Notice!Date: ~ September 17, 2012
Purpose of Meeting:
e To obtain comments from the public regarding the

Gateway Corporate Centre Character Area; and
e For interested individuals to ask questions and

express their views about the proposed policies.

Planning Act Requirements Please contact Mississauga City Council, c/o
Diana Haas, Office of the City Clerk, in writing
Bill 51 Applications by mail at 300 City Centre Drive, Mississauga ON
: ' L5B 3C1, or by fax at 905-615-4181 or by
1. If a person or public body does not make oral e-mail at diana.haas@mississauga.ca by

submissions at a public meeting, or make written 12:00 p.m. on the day of the meeting if:
submissions to the City of Mississauga before '

the by-law is passed, the person or public body

You are unable to attend and would like to forward

is not entitled to appeal the decision of the City your views before the meeting. Written
of Mississauga to'the Ontario Municipal Board. submissions will become part of the public record;
or

2. If a person or public body does not make oral * You wish to be notified of the adoption of the
submissions at a public meeting, or make written proposed Official Plan Amendment, Zoning
submissions to the City of Mississauga before By-law and/or Plan of Subdivision, as
the by-law is passed, the person or public body applicable and described above.
may not be added as a party fo the hearing of an
appeal before the Ontario Municipal Board More Information
unless, in the opinion of the Board, there are The public may view planning documents and
reasonable grounds to do so. background materlal at the Planning and Building

Department, 3™ Floor, Mississauga Civic Centre

between 8:30 a.m. and 4:30 p.m., Monday through
Friday. ,

The corporate report pertaining to this matter will be
available on-line @ .
hitp://www.mississauga.ca/portal/cityhall/
planninganddevelopment one week prior to the
meeting.

John Calvert, Director
Policy Planning Division
Planning and Building Department

For residential applications, information regarding
education and school accommodation is available
from the Peel District School Board at 905-890-1099

or the Dufferin-Peel Catholic District School Board at
905-890-1221.
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DECLARATION

Subsection 17 of the Planning Act

Applicant: City Initiated
Municipality City of Mississauga
Qur File: OPA 25

|, Diana Rusnov, Deputy Clerk solemnly declare,

1. That the decision in respect of the above-noted matter was made on September 10,'
2014 when By-law Number 0238-2014 was enacted and that notice as required by subsection
17 of the Planning Act was given on September 18, 2014.

2. That 2 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 9th day of October,2014.

SO

Declarant

Commissioner of Oaths

DONNA RAE LEBRETON, a Commissioner, elc, .

lgegﬁonal'Munchpamy of Peel, for tha I
Orparation of the City of Missls

Expires May 3, 2016 S

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



Amendment No. 25

o

Mississauga Official Plan

for the

City of Mississauga Planning Area




By-law No.0238-2014

A by-law to Adopt Mississauga Official Plan Amendment No. 25

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

AND WHEREAS, pursuant fo subsection 17(10) of the Planning 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 Regxonal Official Plan and comply with
conditions of exemption;

AND WHEREAS, the Commissioner of Public Works for the Region of Peel has
advised that, with regard to Amendment No. 25, 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:

1; The following text, maps and Schedules designated as Maps “A”, “B”, “C”, “D” and
“E” attached constitute Amendment No. 25 to Mississauga Official Plan, of the City
of Mississauga Planning Area, are adopted.

ENACTED and PASSED this / O‘T/"\ day of S tjmtmﬂfcwf , 2014,

[7 MAYOR

Mﬁm

CLERK




Amendment No. 25

to

Mississauga Official Plan

for the

City of Mississauga Planning Area

The following text and maps designated Map "A", Map “B”, Map “C”, Map “D”
and Map “E” attached hereto constitutes Amendment No. 25.

Also attached hereto but not constituting part of the Amendment are Appendices
I, IT and III.

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 3, 2014, pertaining to this Amendment.

Appendix III is a copy of the Planning and Building Department report dated
August 19, 2014, pertaining to this Amendment.



PURPOSE

The purpose of this Amendment is to amend Mississauga Official Plan to add a
map identifying the Hurontario Street Intensification Area and policies outlining
the addition of major transit stations on the Corridor. The Gateway Corporate
Centre Character Area Policies are being amended to: redesignate lands from
Business Employment to Office along the Hurontario Street Corridor; to add built
form criteria to the Office and Business Employment designations; to add and
delete permitted uses to the Office designation; to remove permitted uses from the
Business Employment designation; to identify Major Transit Station Areas; and fo
add Light Rail Transit Stations.

LOCATION

The lands affected by this Amendment are located along the Hurontario Street
Intensification Corridor and the Gateway Corporate Centre Character Area, as
identified in Mississauga Official Plan.

BASIS

Mississauga Official Plan 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 as the subject policies have been reviewed and updated to reflect the
findings and recommendations of the Hurontario/Main Street Corridor Master
Plan, which detailed the land use and urban design policy framework to support
the introduction of light rail transit along the Hurontario Street Intensification

Corridor.

Details regarding this Amendment to the Gateway Corporate Centre Character
Area Policies of Mississauga Official Plan are contained in the Planning and
Building Reports dated June 3, 2014, and August 19, 2014, attached to this
Amendment as Appendix II and Appendix III.



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO
L

Section 5.4 Corridors, Direct Growth, of Mississauga Official Plan, is hereby
amended by adding the following Map:

A
f DX
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smiim City Limit

[ | Downtown
Major Node

[ ] Community Node
Neighbourhood
Corporate Centre

Hurontario
Intensification
Corridor

Map 5-1: Hurontario Street Intensification Corridor



2. Section 5.4 Corridors, Direct Growth, of Mississauga Official Plan, is hereby
amended by adding the following:

5.4.14 The Hurontario Street Intensification Corridor is comprised of lands
along Hurontario Street from Lake Ontario in Port Credit to the city’s limit to
the north as shown on Map 5-1: Hurontario Street Intensification Corridor.

5.4.15 A number of Light Rail Transit Stations, which will be located along
the Hurontario Street Intensification Corridor to serve the proposed light rail
transit system are a form of Major Transit Station Areas. The Major Transit
Station -Areas are identified on Schedule 2: Intensification Areas and the
Light Rail Transit Stations are identified on Schedule 6: Long Term Transit
Network.

3. Section 15.3.1.2 Urban Design Policies, Gateway Corporate, of Mississauga
Official Plan, is hereby amended by deleting and replacing subsections a, b, ¢,
f, k, r, and by adding a new subsection v. as follows:

a. encourage a high quality urban design in the built form which is
distinctive and urban in character, and which contributes to the identity of
Hurontario Street as a principal city thoroughfare and higher order transit
corridor;

b. encourage a high standard of public and private realm streetscape design
that is coordinated and comprehensive, particularly at Major Transit
Station Areas, which includes street furniture, public art, building
forecourts, open space, transit shelters, bicycle parking, tree planting, and
the sensitive placement of utilities with consideration for the public and
private realm;

c. buildings will be street related with main building entrances, active
building elevations, and fenestration forming an integrated link between
the building and the sidewalk. Active building features should be oriented
to major street frontages and the light rail transit system;

f. locate parking facilities at the rear and/or side of buildings instead of
between the front of the building and the public street. As sites
develop/redevelop parking should be structured, and preferably,
underground. Transportation demand management measures will be
encouraged,

k. encourage development that provides a safe and convenient pedestrian
environment that reinforces Hurontario Street as a major transit corridor;

. create a sense of prominence at the intersection of Hurontario Street and
Major Transit Station Areas, by integrating features such as: tall, more
distinctive buildings located close to the street, unique landscape and
sfreefscape freatment, transit amenities, elevated and distinguishing
rooflines;



v. development should provide the ease of movement between the built
form and transit facilities and active transportation. The design of
buildings will improve connections and accessibility for transit users
and active fransportation and reinforce Hurontario Street as a major
transit corridor.

4. Section 15.3.2 Land Use, Gateway Corporate, of Mississauga Official Plan, is
hereby deleted and replaced with the following:

15.3.2.1 Notwithstanding the Policies of this Plan, single storey financial
institutions and freestanding restaurants of all types which are not
substantially screened from Hurontario Street by a building in place at the
time of development will not be permitted on land adjacent to Hurontario
Street.

15.3.2.2 Existing uses will be permitted as they existed on the day these
policies come into effect. Limited expansions may be permitted on a site
specific basis subject to consideration of matters such as urban design and
proximity to a Major Transit Station Area.

15.3.2.3 Existing buildings that do not meet the built form policies including
single storey financial institutions, and freestanding restaurants, which are not
substantially screened from Hurontario Street by a building, will be
encouraged to redevelop in keeping with the vision for the Hurontario Street
Intensification Corridor.

15.3.2.4 Notwithstanding the Office policies of this Plan, the following
additional policies will apply:

a. overnight accommodation and conference centres may be permitted;

b. at Major Transit Station Areas, buildings will be a minimum of three
storeys but will be encouraged to be higher;

¢. buildings will have a maximum building setback of five metres, however,
greater setbacks may be required based on the final design of the light rail
transit system;

d. accessory retail commercial uses incorporating transparent windows will
be encouraged at grade at Major Transit Station Areas for buildings
directly fronting Hurontario Street; and

f. in order to achieve a continuous street wall, new development will have a
minimum 80 percent of any lot frontage along Hurontario Street within
Major Transit Stafion Areas and 66 percent in areas beyond, occupied
with a building or buildings. In the case of ‘lots with multiple street
frontages, priority will be given to establishing a continuous street wall



10.

11.

12,

along Hurontario Street. This continuous street wall condition will wrap
around the corner at major intersections.

15.3.2.5 Notwithstanding the Business Employment designation, the
following additional uses will not be permitted:

motor vehicle body repair facilities;

transportation facilities;

trucking terminals; and

waste processing or transfer stations and composting facilities.

/e oM

Section 15.3.3.1.2 Site 1, Special Site Policies, Gateway Corporate, of
Mississauga Official Plan, is hereby amended by deleting the reference to
“Business Employment designation”, and replacing it with “policies of this
Plan”, and deleting subsections a. and b., and by deleting the first bullet of
subsection f.

Section 15.3.3.2.2 Site 2, Special Site Policies, Gateway Corporate, of
Mississauga Official Plan, is hereby amended by deleting the reference to
“Business Employment designation”, and replacing it with “policies of this
Plan”, and deleting subsections a. and b.

Section 15.3.3.3.2 Site 3, Section 15.3.3.4.2 Site 4 and Section 15.3.3.5.3 Site
5, Special Site Policies, Gateway Corporate, of Mississauga Official Plan, are
hereby amended by deleting the reference to “Business Employment
designation on these lands” and replacing it with “policies of this Plan”.

Section 15.3.4.1 Site 1, Exempt Sites, Gateway Corporate, of Mississauga
Official Plan, is hereby amended by deleting the reference to “provisions of
the Business Employment designation” and replacing it with “policies of this
Plan”.

Schedule 1 — Urban System, of Mississauga Official Plan, is hereby amended
by adding the boundaries of the Hurontario Street Intensification Corridor, as
shown on Map ‘A’ of this Amendment.

Schedule ¢ — Urban System — Corridors, of Mississauga Official Plan, is
hereby amended by adding the boundaries of the Hurontario Street
Intensification Corridor, as shown of Map ‘B’ of this Amendment.

Schedule 2 — Intensification Areas, of Mississauga Official Plan, is hereby
amended by adding Major Transit Station Areas in the Gateway Corporate
Centre Character Area and the outline of the Hurontario Street Intensification
Corridor, and by adding the Hurontario Street Intensification Corridor to the
legend, as shown on Map ‘C” of this Amendment.

Schedule 6 — Long Term Transit Network, of Mississauga Official Plan, is
hereby amended by adding Light Rail Transit Stations to the Gateway
Corporate Centre Character Area, the outline of the Hurontario Street



Intensification Corridor, and by adding the Hurontario Street Intensification
Corridor to the legend, as shown on Map ‘D’ of this Amendment.

13. Schedule 10 — Land Use Designations, of Mississauga Official Plan, is hereby
amended by changing certain land use designations along the Hurontario
Street Corridor in the Gateway Corporate Centre Character Area from
Business Employment to Office, as shown on Map ‘E’ of this Amendment.
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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, where required, to implement this Amendment.

This Amendment has been prepared based on the Office Consolidation of
Mississauga Official Plan dated May 21, 2014.

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.



APPENDIX I

PUBLIC MEETING

All property owners and residents within the City of Mississauga were invited to
attend a Public Meeting of the Planning and Development Committee held on
October 15, 2012, in connection with this proposed Amendment. Notice of the
public meeting of the Planning and Development Committee held on October 15,
2012, was advertised in the Mississauga News on September 19, 2012.

A number of issues were raised by area stakeholders and have been addressed in
the reports dated June 3, 2014 and August 19, 2014, attached as Appendices Il
and IIIL.

KAPLANPOLICY\GROUP\2014 Hurontario LRT\Gateway\OPA -Overal\MOPA25.docx



APPENDIX I
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Originator’s CD.03.GAT
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wy  Report
DATE: June 3, 2014
TO: Chair and Members of Planning and Development Committee
Meeting Date: June 23, 2014
FROM: Edward R. Sajecki
Commissioner of Planning and Building
SUBJECT: Proposed Amendments to Mississauga Official Plan for the
Gateway Corporate Centre Character Area - Report on
Comments
Ward §

RECOMMENDATION: That the amendments to Mississauga Official Plan proposed in the
report titled “Proposed Amendments to Mississauga Official Plan for
the Gateway Corporate Centre Character Area — Report on
Comments”, dated June 3, 2014, from the Commissioner of Planning
and Building, be approved.

REPORT o The preliminary engineering design for the Hurontario Light Rail
HIGHLIGHTS: Transit project is complete and the Transit Project Assessment
Process (TPAP) is scheduled to be completed by August 2014,

e Responses are provided to comments received on the proposed land
use designations and policy changes that will establish a land use
framework to support light rail transit on the Hurontario Corridor;
and

e The following key issues identified through the public consultation
process are addressed:




the vision for the Hurontario Corridor;

the need for additional road network;

office development and absorption rates;

the urban design vision;

parking standards;

existing uses; and

delineation between Office and Business Employment lands.

O 0 0 0o 0 o ©

BACKGROUND:

On October 15, 2012, a public meeting of the Planning and Development
Committee was held to consider proposed amendments to Mississauga
Official Plan for the Gateway Corporate Centre Character Area to
implement the findings of the Hurontario/Main Street Corridor Master
Plan. The following link can be used to view the report titled “Proposed
Amendments to Mississauga Official Plan (2011) for the Gateway

Corporate Centre Character Area” dated September 25, 2012:
http://wwwS5.mississauga.ca/agendas/planning/2012/10_15_12/Item2Gateway.pdf

Several landowners attended the meeting and/or submitted
correspondence expressing concern with the proposed official plan
amendments as presented. Appendix | is a Response to Comments
Table outlining the concerns noted by landowners and the staff response
to each concern. Appendix 2 is a compilation of the proposed changes to
the policies of Mississauga Official Plan. It includes the
recommendations proposed in the report presented to the public on
October 15, 2012, as further amended by the recommendations contained
in this report. The Gateway Character Policies have been amended since
the October 15, 2012 public meeting. Appendix 2 reflects these
amendments and minor wording and numbering changes that do not alter
the intent of the policies. Appendix 3 is an excerpt from the minutes of
the October 15, 2012 Planning and Development Committee meeting.
Appendix 4 contains all written correspondence received regarding the
proposed amendments.

Subsequent to the October 15, 2012 public meeting, staff met with
various landowners to get a better understanding of their concerns. This
report provides responses to the comments received and recommends
approval of a new land use framework for the Gateway Corporate Centre
Character Area.
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COMMENTS:

The Transit Project Assessment Process (TPAP) for the Hurontario Light
Rail Transit Project was initiated on February 19, 2014. This is the
culmination of the preliminary engineering design work for light rail
transit from Port Credit to Downtown Brampton that commenced in
2011. This work has identified the proposed station locations and the
location for the maintenance facility. Approval from the Minister of the
Environment is anticipated in late summer 2014,

A report recommending amendments to Mississauga Official Plan to
identify the transit station locations on the Hurontario Corridor was
presented to Planning and Development Committee on April 14, 2014
and the statutory public meeting was held on June 2, 2014. Identification
of the transit station locations along with the land use framework for the
Gateway Corporate Centre Character Area proposed by this report will
ensure that the City is positioned to move forward on the Hurontario
Light Rail Transit project.

The proposed amendments to Mississauga Official Plan presented in
October 2012 were as follows:

o identify the Hurontario Street Intensification Corridor;

e establish a new land use framework for the Gateway Corporate
Centre Character Area,

o identify additional road network requirements in the Gateway
Corporate Centre;

o identify transit station locations;

o redesignate lands from Business Employment to Office along
the frontage of the Hurontario Corridor and at major transit
station locations; and

o prohibit land extensive, automobile dependent uses from
fronting onto the Hurontario Corridor.

Key issues identified through the public consultation process are
discussed below.

1. Vision for Hurontario Corridor

The vision for the Hurontario Corridor is to create:
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e acomfortable and convenient rapid transit service;

e a beautiful strect with attractive places and vibrant economic
activity; and

o new development customized to the varying and distinct nature
of each existing community and sensitive to adjacent stable
residential neighbourhoods.

Orlando Corporation questioned Hurontario Street being referred to
as Mississauga’s University Avenue in the rationale supporting the
proposed Official Plan Amendments. They assert that this analogy
overstates the street’s potential for the following reasons:

o the two streets are vastly different in length;

o densities and the intensity of uses are starkly different; and,

o there can never be a true mix of uses on Hurontario Street given
the land use restrictions dictated by the Airport Operating Area.

The reference to Hurontario Street being Mississauga’s University
Avenue has been used over the years as an example of what
Hurontario Street can become. This reference is not in Mississauga
Official Plan. The comparison has been made to convey the
concept of a grand boulevard as an entrance to the City and link to
the Downtown. This concept is a longstanding goal and the addition
of light rail transit enhances the importance of Hurontario Street.
While Hurontario will never compare directly with University
Avenue in terms of length, densities and mix of uses, it is intended
to serve a similar role and as such, it is important that the land uses
and the design of the Hurontario Corridor reflects its role.

Tt is intended that the Gateway Corporate Centre portion of
Hurontario Street become a prestigious office location within
Mississauga and the GTA with office concentrations along the
Corridor, particularly at major transit stations.

A complete mix of uses (commercial, residential, employment) on
Hurontario Street within the Gateway Corporate Centre is not
possible due to its location within the Airport Operating Area.
Sensitive land uses such as residential, schools and nursing homes
ate prohibited from locating in the area because of airport noise.
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However, the Hurontario Corridor as a whole, from Port Credit to
Highway 407, will achieve a complete mix of uses.

2. Additional Road Network

Some stakeholders questioned the City’s rationale for introducing
additional roads in the Gateway Corporate Centre Character Area.
One of the key principles of Mississauga Official Plan is to create a
fine-grained system of streets throughout the City to improve
overall connectivity. It is particularly important adjacent to the
Hurontario Street Corridor to support light rail transit and in this
context, in Gateway Corporate Centre. Additional roads will:

e create multiple routing and turning options that will distribute
vehicles and goods and services traffic through the parallel road
network;

o provide additional access points for properties on the Hurontario
Corridor as there will be limited direct access onto Hurontario
Street;

o provide pedestrians and cyclists a greater variety of routes
providing improved connection and accessibility within the area
and the surrounding areas as well as to the proposed light rail
transit network; and

o support the urban form vision along the Hurontario Corridor.

As the official plan policies for other sections of the Hurontario
Corridor are reviewed in the context of supporting light rail transit,
additional road network will be considered and recommended as

appropriate.
3. Office Development and Historic Office Absorption Rates

Orlando Corporation states that the amount of office space being
designated in the Gateway Corporate Centre is not attainable or
sustainable. It is asserted that the amount of land proposed to be
designated for office does not reflect the City’s historic office
absorption rates nor does it adequately account for planned and
forecasted office growth, and will result in supply exceeding
demand in the context of the overall GTA office market.
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The office designations proposed for the Gateway Corporate Centre
represent long-term capacity for office development and recognize
that sites may develop in a variety of built forms and evolve over
time. Some sites may be built at the minimum height of three
storeys, while others may develop at greater heights. At first, on-
site parking may be provided at grade, but as landowners
contemplate redevelopment or intensification of their sites,
structured parking may be provided. It is expected that initially,

office densities will be relatively low but will increase when light
rail transit is built and land values increase.

The Province’s Growth Plan has been updated through Amendment
2 to include population and employment forecasts to 2041. The
Provincial Policy Statement (2005 and 2014) allows planning for
infrastructure, including transit, beyond a 20 year timeframe. To
appropriately plan for light rail transit, it is imperative that the land
uses support the infrastructure investments that are being made.

4, Urban Design Vision

A number of stakeholders questioned the urban design vision for the
Gateway Corporate Centre and the proposed block structure shown
on the preliminary public realm plan. The vision for the Gateway
Corporate Centre is for the area to transform into a series of vibrant,
new office employment nodes integrated with the light rail transit
stations. These nodes will connect adjacent areas to the transit
stations. Urban public spaces will define each node and will be a
place where employees and visitors to the area can access various
amenities. The public realm plan sets out the principles for
pedestrian-friendly places including how buildings interface with
the street.

Further refinements to both the public realm plan and the built form
standards are being made to reflect the preliminary engineering
work that has been prepared for light rail transit and other ongoing
initiatives. This work will be presented at a later date to provide
further direction on the implementation of the Gateway Corporate
Centre Character Area policies of Mississauga Official Plan.
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5. On-Site Parking and Reduced Parking Standards

A comment was received that all parking should be provided below
grade and that the City should be working towards reduced parking
standards. ‘

At the present time, most office buildings in the Gateway Corporate
Centre have at-grade parking. The current economics of
development does not support underground parking. However, as
land values increase and a finer-grained network of streets and
blocks is introduced, it is anticipated that parking will have to be
accommodated either underground or in above-grade structures
based on reduced block sizes.

Once light rail transit is built, greater opportunities to reduce
parking standards will exist. People will have more choice in how
they get to and from work. Currently, many office developers are
providing parking at a higher rate than required by the
Mississauga’s Zoning By-law. A city-wide review of parking
standards with a focus on areas identified for intensification is
scheduled to commence in 2015.

6. Ixisting Uses

The proposed amendments to Mississauga Official Plan will result
in a number of uses that will no longer conform to the vision for the
area and become legal non-conforming. Several landowners
expressed concern that this would be a hardship for uses that are
currently operating in the Hurontario Corridor.

The realization of the vision for the Gateway Corporate Centre
Character Area will take a considerable amount of time. While
existing uses that do not meet this vision should eventually
redevelop in accordance with the vision, allowing uses to continue
as they exist on the day that the proposed amendments come into
effect is a reasonable transition strategy.

It is also reasonable to allow limited expansions to existing uses on
a site specific basis depending on the proposed use, its location
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along the Hurontario Corridor and proximity to a major transit
station.

It is recommended that a new policy be added that recognizes uses
that legally exist on the date the proposed amendment comes into
effect. These uses would become legal conforming, If is anticipated
that over time, these uses will be redeveloped in keeping with the
vision for the Gateway Corporate Centre Character Area.

One such existing use is Highland Farms, a 5.6 hectare (13.8 acre)
retail commercial property located at the northeast corner of
Matheson Boulevard East and Hurontario Street. The use is legally
permitted on lands designated Business Employment through an
exempt site policy which allows commercial uses.

It was proposed that the lands be redesignated to Office and that the
exempt site policy be removed, resulting in the existing Highland
Farms use becoming legal non-conforming. While staff continue to
recommend that the site be redesignated to Office, retention of the
exempt site policy with some modifications is now proposed that
will:

o allow existing as well as new commercial uses;
o allow for the limited expansion of the existing use; and,
o recognize the proposed road network when the site redevelops.

This would make the existing use legal conforming and allow for
additional development. However, sensitive land uses including
residential are not permitted to be developed as the site is within the
Airport Operating Area, When the site redevelops, the proposed
policies will require development to be in accordance with the
vision for the Hurontario Corridor. '

7. Delincation Between Office and Business Employment

The property owner at 50 Admiral Boulevard (Flo Components
Ltd.) expressed concern with the proposal to redesignate his lands
from Business Employment to Office. The property is located on
the south side of Admiral Boulevard, east of Hurontario Street. The
intent of the proposed policies is to redesignate the frontage lands
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STRATEGIC PLAN:

along Hurontario Street and lands surrounding the proposed transit
station at Derry Road to Office. It is recommended that lands
further east along Admiral Boulevard, including the Flo
Components Ltd. lands, remain designated Business Employment.

It is also recommended that the proposed road that is intended to
bisect this block (north/south) be moved to the western property line
of Flo Components in order to be aligned with the rear property line
of the lot fronting Hurontario Street.

The proposed amendments to Mississauga Official Plan for the
Gateway Corporate Centre Character Area support the following
Strategic Pillars, goals and actions contained in the City’s Strategic
Plan:

MOVE: Developing a Transit Oriented City
o Connect our City
o Action 5: Promote alternatives to the automobile along
major corridors
o Action 9: Improve the transportation network for
pedestrians, cyclists and automobiles
o Action 10: Encourage walking by establishing maximum
block sizes
o Build a Reliable and Convenient System
o Action 13: Establish transit stops within a 10-minute walk
e Direct Growth
o Action 18: Require development standards for mixed-use
development to support transit
o Action 19: Accelerate the creation of higher-order transit
Infrastructure

PROSPER: Cultivating Creative and Innovative Businesses
o Attract Innovative Business
o Action 4; Develop knowledge-based industries

e Meet Employment Needs
o Action 6: Cultivate and nurture the business environment
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FINANCIAL IMPACT: Not applicable.

CONCLUSION:

ATTACHMENTS:

Establishment of a new land use framework for the Gateway
Corporate Centre Character Area in support of the introduction of
light rail transit to the Hurontario Corridor, is a significant city
building initiative. Rapid transit with the proposed land use
designations and policies aligns with the Province’s Growth Plan,
Metrolinx’s Regional Transportation Plan (The Big Move), and
Mississauga’s Strategic Plan.

Appendix 1: Response to Comments Table

Appendix 2: Compilation of Proposed Amendments to Mississauga
Official Plan (Sections 5.4 Corridors and 15.3
Gateway Corporate)

Appendix 3: Record of Oral Submissions: Excerpt of Minutes of
Planning and Development Committee Meeting,
October 15, 2012

Appendix 4: Record of Written Correspondence

EpAre

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Karen Crouse, Policy Planner
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APPENDIX 2

Compilation of Proposed Amendments fo Mississauga Official Plan

(Section5.4 Corridors and 15.3 Gateway Cnrp\orate)

New Text — Shaded ,
Deleted Text — Strike through

54 Corridors

Mississauga was planned with a grid of arterials,
which have historically served as the chief conduits
for moving cars and freight. This grid now forms the
basis of a system of Corridors.

Corridors connect various elements of the city to
each other. Over time, many of these Corridors will
evolve and accommodate multi-modal transportation
and become attractive public places in their own
right with complementary land uses. Corridors are

Figure 5-15: Corridors connect the city and link communities. They are
where people experience the city on a day-to-day basis and over time
will accommodate multi-modal transportation facilities. Dundas Street
and Hurontario Street have been identified as areas where growth will

be directed,

important elements of the public realm, as they link
communities and are locations where people
experience the city on a day-to-day basis.

Some Corridors have been identified as appropriate
locations for intensification. Additional policies have
been developed for Infensification Corridors to
recognize their development potential. '

5.4.1 A Corridor is generally comprised of the
road right-of-way as well as the lands on either side
of the road. The Corridors are shown conceptually
on Schedule 1c¢: Urban System - Corridors.

5.4.2 Where Corridors run through or when one
side abuts the Downtown, Major Nodes,
Community Nodes - and Corporate Centres,
development in those-segments will also be subject .
to the policies of the City Structure element in
which they are located. Where there is a conflict,
the policies of the Downtown, Major Nodes,
Community Nodes and Corporate Centres will take
precedence.

5.4.3 Corridors that run through or abut the
Downtown, Major Nodes, Community Nodes and
Corporate Centres are encouraged to develop with
mixed uses oriented towards the Corridor.

5.4.4 Development on Corridors should be
compact, mixed use and transit friendly and
appropriate to the context of the surrounding
Neighbourhood and Employment Area.

545 Where higher density uses within
Neighbourhoods - are directed to Corridors,
development will be required to have regard for the
character of the Neighbourhoods and provide
appropriate transitions in height, built form and
density to the surrounding lands.




5.4.6 |Local area plans will review land use and
design policies for Corridors and may delineate the
boundaries of Corridors.

5.4.7 Land uses and building entrances will be
oriented to the Corridor where possible and
surrounding land use development patterns permit.

5.4.8 Corridors will be subject to a minimum
building height of two storeys and the maximum
building height specified in the City Structure
element in which it is located, unless Character Area
policies  specify ' alternative  building  height
requirements or until such time as alternative
building heights are determined through planning
studies. Except along Intensification Corridors and
within Major Transit Station Areas, the minimum
buildi‘ng height requirémeht will not apply to
Employment Areas.

5.4.9 Transit services infrastructure will utilize
Corridors to connect Intensification Areas.

5.4.10 Local area plans wil consider the
appropriateness of transit supportive uses at the
intersection of two Corridors. Local-area plans may
permit additional heights and densities at these
locations provided that the development reduces
the dependency on cars and supports the policies of
this Plan.

5.4.11 Hurontario Street and Dundas Street have
been identified as Intensification Corridors. These
are Intensification Areas. Additional Intensification
Corridors may be identified in the future. -

5.4.12 Not all segments . of Infensification
Corridors are appropriate for intensification.
Planning studies for Intensification Corridors will
identify appropriate locations for intensification and
the appropriate densities, land uses and building
heights.

5.4.13 Low density residential development will be
discouraged from locating within Intensification
Corridors.
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15.3.1 Urban Design Policies

15.3.1.1 The focus of these policies is to prormote
high quality urban design and built form. These
policies are also intended to reinforce and enhance
the image of Hurontario Street as the main north-
south Corridor through the city.

Hurontario Street Corridor Development Palicies

165.3.1.2 The purpose of the following urban design
policies is to define principles for the physical form
and character of Hurontario Street:

a. encourage a high quality urban design in the
built form which is distinctive and urban in
character, and which contributes to the identity
of Hurontario Street as a principal city
thoroughfare gh, BTt An S Cotaor;

b. encourage a high standard of public and private
realm streetscape deagn that is ccordlnated
and comprehensive, { j ; ;

Etition [Afeas] which T — furmture

public art, building forecourts open space,

ffansitbus  shelters, tree
planting, and the sensitive Iocat|on of utshtles

bmldmg elevanons and fenestration formlng an
lntegrated Ilnk betwean ‘{he bmldmg and the

d. encourage the development of a unique
Hurontario Street character, and enhance its
image through the creation of streetscape
design, prominent intersections, built form
features, an integrated public and private realm
and gateway features;

e. orient the most active and architecturally
detailed building fagade to the public street by
use of main entrances and a large percentage of
fenestration addressing the streetscape;




locate parking facilities at the rear and/or side of
buildings instead of between the front of the
building and the public strest. |[neteasingiys
foround Tiansportation

e
I

design buildings with sufficient height, mass
and width of street frontage to define and frame
the street;

complete the road system to improve cyclist
and pedestrian movement, vehicular and
servicing access, and to create usable and
accessible development parcels;

integrate the principal and the accessory uses,
within individual buildings;

encourage the continued development of varied
and innovative prestige buildings;

encourage deve[opmenf' that provides a safe
and convenient pedestrian environment that
Feimooeon prometes—the—use—ef Hurontario

Street as a major transit corridor;

minimize building setbacks from the streetline(s)
while  balancing  continuous  landscaping
between the building and the street and
pedestrian linkages to the public sidewalk;

. encourage the appropriate transition of built
form between buildings;

provide for safe, pleasant and convenient

pedestrian movement from the public sidewalk -

and on-site parking areas to the principal
building entrance(s);

discourage the fragmentation of land parcels
that will inhibit the eventual development of
employment  uses. Encourage  land
consolidation, in particular at the principal
intersections to facilitate useable development
parcels;

priority will be given to pedestrian movement
when accommodating both pedestrian and
vehicular traffic. Design efficient parking

facilities to avoid circuitous routes and dead end
aisles;

encourage built form (outside the gateway and
main intersection areas) to incorporate a high
level of physical continuity, cohesion and linkage
between buildings, from block to block, and
from street to street;

create a sense of prominence at the
intersections of Hurontario Street, Bnd. Vigjen
(TianSTEATaton ATEa8 il addition-te-these-subjeet
te-Speeial-SitePelieies, by integrating features
such as, tall, more distinctive buildings located
close to the street, unique landscape and
streetscape treatment, HanSiles AMONie
elevated and distinguishing rooflines;

amenities

internalize, screen and minimize visual impacts
of the service and lecading facilities from the
streetscape, public visw, pedestrian walkways,
and abutting uses;

the submission of a concept plan will be

. required for all development applications to

demonstrate how the urban design policies will
be implemented;and

development applications will also have regard
for the urban design guidelines in the urban
design manual entitled Upper Hurontario
Corridor - A design Tandate for excellence; i




[
a Subjoct Area

—— ExIsting Roads

=== Proposed Local
Roads

~=—=- Proposed Minor {
Collector Roads

—— Approved Futura||

2012 September Road

7T

s

Map 16.3-1: Gateway Corporate Centra Character Area
Road Network

15.3.2 Land Use

16.3.2.1 Notwithstanding the-Busiress-Empleyment
Policies of this Plan, single storey financial
institutions and freestanding restaurants of all types
which are not substantially screened from
Hurontario Street by a building in place at the time
of development will not be permitted on land
adjacent to Hurontario Street. :

153 22@ Ne%m%hs%aﬁémgu—the—abeveﬁ}ehe% e
b oy

& { -' s:ngle storey financial institutions,
and freestandlng restaurants, which are not
substantially screened from Hurontario Street by a

building, MH%e—pefﬁm%ted—as—they—eﬁs{—en—%he—éay




15.3.3 Special Site Policies

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

15.3.3.1 Site 1

16.3.3.1.1 The lands identified as Special Site 1 are
located at the four corners of Hurontario Street and
Derry Road East/Derry Road West, and Hurontario
Street and Courtneypark Drive East/Courtneypark
Drive West.

R

16.3.3.1.2 Notwithstanding the EOW‘%?PW SRR

Business—Employment—designation and the Urban

Design Policies in Section 15.3.1.2 for these lands,
the following additional policies will apply:

a. existng—otor—vehiele—servise—station/gas—bar




. B

existing-gas-bar-at the-seutheast-corner-ot-Derry
Read-Fastapd-Hurontare-Street-a-earwash-will
alse-be-permitted:
The-reconstruction—oralteration—of-the—existing
earwash-atthe-southeast-cernerof Hurontarie
the—propesal—results—in—a—visual-orfunctienal
improvement—oi—the—site—which—achieves—the
intent—and—pelicies—of—the—GatewayDistret
Pelicies;
accessory commercial uses will generally be
limited to a maximum of 30% of the total
Gross FloorArea. Freestanding accessory
commercial uses will not be permitted.
Accessory commercial uses must be
contained within the same building as the
principal use; ’

assembly of lands at the Hurontario
Street/Derry ~ Road intersection s
encouraged

prior to development of the lands at the
Hurontario Street/Derry Road intersection,
an internal access concept will be prepared
to the satisfaction of the Transportation and
Works Departrment;

these lands represent the principal
intersections along the Hurontario Corridors
north of Provincial Highway 401 (Derry Road
East/Derry Road West and Courtneypark
Drive  East/Courtneypark Drive West).
Development abutting the intersections
should highlight these locations as focal
points within the streetscape, given their
high profile and visibility.

In addition to the Urban Design Policies in
Section 15.3.1.2, these lands will be subject
to the following:

o built form at the corners of the
‘intersections should have prominence,
Efidioccupy a majority of the streetline.
apa—be—a—minimurm—oefthree—sterays:
The—reconstruction—of—the—senvee

statiors—at—the——southeast—end
seuthwest-coerners-of Hurentarie-Street
and—DPerr—Read—EastWest-for—meter
vehiele—commercial-purpeses—may-—be
permitted—i—it—results—in—an
imprevement-of-the-site-by-rreeting-the
spirit—eand—intent—ef—this—Plan—by
providing—for—exarnple—the—massing;
height-and-builtferm—efa—two-sterey
mezzanine-building: and

o buildings with minimal frontal setbacks

with active street oriented elevations,
main front doors and fenestration
integrated with the streetscape; and

regard will be given to the design guidelines
as outlined in' the urban design manual
entitled Upper Hurontario Corridor - A design
mandate for excellence during the
processing of development applications.
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15.3.3.2.1 The lands identified as Special Site 2, also
as the City Wide Gateway, are located on
south of the

known
both si

des of Hurontario Street,

northerly municipal boundary.

156.3.3.2.2 Notwithstanding the

BasmeSﬁ—Emg#eymeﬁt—éeS@ﬂaﬂen hd the Urban

Design

Policies in Section 15.3.1.2 for these lands,

the following additional policies will apply:

.

expansion-of-the-existing-gas-barsite-en-the
eastside-of-Hurentarie-Street—north-ofthe
electrie—transmission—lines—will—net—be
permitted—on—the—east—side—ofHurentario
tires;

prior to a development proposal, the
applicant will provide a concept plan
demonstrating internal traffic and pedestrian
circulation to the satisfaction of the City;

Special Site 2 should function as the primary
"gateway" into Mississauga from Brampton
and areas to the north. A "gateway" should

_promote distinctive built form, landscaping

ol

and street furniture elements as visual
landmarks to identify the City entre and

reinforce a quality image.

This location is the prime opportunity to
initiate a "gateway" into a civic boulevard of
this calibre over the longer term. The
achievement ‘of this goal will rely on
distinctive elements in both the public
boulevard (i.e. feature planting, signage and
decorative elements) as well as abutting
development.

Built form in this location should not be seen
as 'background" development but should
create distinctive landmarks by creative use
of building massing, architectural features,
higher buildings and integrated built form as
a 'signature’ for Mississauga. Further, a
transition should be provided between the
highway scale of Provincial Highway 407 -
and the more urban scale of the street
corridor through graduated change in
sethack, character and attention to design
detail; and

regard will be given to the design guidelines
as outlined in the urban design manual
entitled Upper Hurontarilo Corridor - A design
mandate for excellence during the
processing of development applications.




16.3.3.3.1 The lands identified as Special Site 3, also
known as the District Gateway, are located on both
sides of Hurontario Street, north of Provincial
Highway 401.

16.3.3.3.2 Notwithstanding the BolGIEe ORMISEEIaN
Busi - o ds.
the following additional policies will apply:

a. the District Gateway should provideé the
principal entry feature into the abutting
Business Employment areas from Provincial
Highway 401 and areas to the south.
Development in this area should promote a
quality image for this business community
and reinforce its upscale image as a
corporate  address  and  destination.
Opportunities  for  secondary  landmark
buildings should be promoted in order to
highlight the entry point and provide
orientation points. Built form should provide
for a transition in scale from the broad
expanses of Provincial Highway 401 to the
more contained urban corridor appropriate to
Hurontario Street;

b. regard will be given to the design guidelines
as outlined in the urban design manual
entitled Upper Hurontario Corridor — A design

C.

mandate for excellence during the
processing of development applications;

for the lands identified as 3A, Section
16.3.1.2 (e), Hurontaric Street Corridor
Development Policies shall not apply and is
replaced with the following:

the building(s) be designed with a
pedestrian street entrance facing Hurontario
Street; and

a visual and functional pedestrian link be

incorporated  between  such  building

_entrance and the public sidewalk to

encourage transit usage; and

for the lands identified as 3B and 3C,
Sections 16.3.1.2 (e), (f) and (I}, Hurontario
Street Corridor Development Policies shall
not apply and are replaced with the
following:

an access aisle between the building(s) and
Hurontario Street, will be permitted;

a generous landscape buffer  be
incorporated along the Hurontario Street
frontage to screen vehicle parking areas;
and

for lands identified as 3B:

o one row of parking between the
building(s) and Hurontario Street for all
permitted uses except office will be
permitted;

o the building(s) be located close to the
‘Hurontario Street frontage on lands
identified as 3B; '

o the building(s) be designed with a
pedestrian  street entance facing
Hurontario Street on lands identified as

3B; and

o a visual and functional pedestrian link
be incorporated between such building
entrance and the public sidewalk to

10



encourage transit usage on lands
identified as 3B.

15.3.3.4.1 The lands identified as Special Site 4, also
known as the urban corridor of Hurontario Street,
are located on both sides of Hurontario Street, south
of Derry Road East/Derry Road West.

following additional policies will apply:

a.

from’ an urban design  perspective,
development along the connecting corridors
should establish a continuity of the urban
fabric along the street and a defined "edge’
and "frame" for the street volume.

The wurban corridor of Hurontario Street
should provide the common denominator of
built form character linking the special
features outlined above within a strong
overall theme. Buildings along the urban
corridor should have a.consistent setback,

‘height and building street frontage. These

same elements of consistency should also
provide a defined scale for the street and a

visual frame for the street as a foundation for
a quality image; and

the follbwing general principles should apply
to the urban corridor of Hurontario Street:

broader streetline setback range on
development with substantial landscape
area;

substantial building coverage oriented to
streetling;

active building frontages oriented to the
public street by use of pedestrian entrances
and fenestration to make the building
activities an integral part of the street;

encourage  consolidation of  vehicular
entrances;

*background” architecture to create a unified
street frame; and

signage limited in scale and integrated with
architecture (detailed guidelines have regard
for Hurontario Streetscape Guidelines -
south of Highway 401); and

regard will be given to the design guidelines
as outlined in the urban design manual
entitled Upper Hurontario Corridor - A design
mandate for excellence during the
processing of development applications.

1



15.3.3.5 Site b

LONGSIDE

BOULEVARD

SUPERIOR  BUULEYARD

V- 1.000

15.3.3.5.1 The lands identified as Special Site 5, also
known as the urban corridor of Derry Road
East/Derry Road West, are located on both sides of
Derry Road East/Derry Road West, east and west of
Hurontario Streset.

16.3.3.5.2 Notwithstanding the POIGIEStIOI: LIS
EI&T ﬁémﬁFGYFHem—des%@ﬁaﬁeﬂ—aﬂ—these#aads the

following additional policies will apply:

a. from an wurban design perspective,
development along the connecting corridors
should esteblish a continuity of the urban
fabric along the street and a defined "edge”
and “frame"” for the street volume. '

The urban corridor of Derry Road East/Derry

Road West should provide the common’

denominator of built form character linking
the special features outlined above within a
strong overall theme. Buildings along the
urban corridor should have a consistent
setback, height and building street frontage;

b. the following general principles should apply
to the wurban corridor of Derry Road
East/Derry Road West:

broader streetline setback range on
development with substantial landscape
area; : ~

substantial building coverage oriented to
streetling;

active building frontages oriented to the
public street by use of pedestrian entrances
and fenestration to make the building
activities an integral part of the street;

encourage  consolidation of  vehicular
entrances;

*hackground" architecture to create a unified
street frame; and '

signage limited in scale and integrated with
architecture (detailed guidelines have regard
for Hurontaric Streetscape Guidelines -
south of Highway 401); and

regard will be given to the design guidelines
as outlined in the urban design manual
entitled Upper Hurontario Corridor - A design
mandate for excellence during processing of
the development applications.

12



15.3.3.6

Site 6

)

IA_ROAD

V-1.000

16.3.3.6.1 The lands identified as Special Site 6 are
located on the east side of Hurontario Street, south

of Provincial Highway 401.

a.

for the lands identified as 6A, Section
15,3.1.2(e), Hurontario Street
Development Policies shall not apply and is
replaced with the following:

the building(s) be designed with a
pedestrian street entrance facing Hurontario

Street; and

a visual and functional pedestrian link be
incorporated  between  such  building
entrance and the public sidewalk to
encourage transit usage; and

for the lands identified as 6B, Section
16.3.1.2(e}, (f) and {l), Hurontario  Street
Corridor Development Policies shall not apply
and are replaced with the following: .

two rows of parking between the
buildings(s) and Hurontario Street, will be

parmitted;

an access aisle between the building(s) and
Hurontario Street, will be permitted; and

Corridor .

16.3.3.7

a generous landscape  buffer be
incorporated along the Hurontario Street
frontage to screen vehicle parking areas.

Site 7

AVEBURY

V-1.000

15.3.3.7.1 The lands identified as Special Site 7 are

located on the west side of Hurontario Street, south
of Provincial Highway 401.

For the lands identified as 7A, Section
16.3.1.2(e), Hurontario Street  Corridor
Development Policies shall not apply and is
replaced with the following:

the buildingls) be designed with a
pedestrian street entrance facing Hurontario

Street; and

e a visual and functional pedestrian link be

between such  building

incorporated
the public sidewalk to

entrance and
encourage transit usage; and

For the lands identified as 7B, Section
16.3.1.2(e), {f} and (), Hurontario Street
Corridor Development Policies shall not apply
and are replaced with the following:

an access aisle between the building(s) and
Hurontario Street, will be permitted; and

13




e a generous landscape  buffer be 15.3.3.9 Site 9
incorporated'along the Hurontario Street

frontage to screen vehicle parking areas.

CANTAY
ROAD
3 S

15.3.3.8

Site 8

7
BRITANNIA ROAD WEST

16.3.3.9.1 The lands identified as Special Site 9 are
located at the southwest corner of Sandstone Drive
and Hurontario Street.

15.3.3.8.1 The lands identified as Special Site 8 are
located at the northwest corner of Sandstone Drive a.
and Hurontario Street. '

Section 15.3.1.2(e), Hurontario  Street
Corridor Development Policies shall not apply
and is replaced with the following:

the building(s) bhe designed with a
pedestrian street entrance facing Hurontario
Street; and

a. Section 156.3.1.2(e), Hurontario Street °
Corridor Development Policies shall not apply
and is replaced with the following:

o the buildingls) be designed with a o a visual and functional pedestrian link be
pedestrian street entrance facing Hurontario incorporated ~ between  such  building
Street; and entrance and the public sidewalk to

; ; S encourage transit usage; and
o a visual and functional pedestrian link be . g

incorporated ~ between  such building . B
entrance and sidewalk to

Section 16.3.1.2{f) and (l), Hurontario Strest

the public
encourage iransit usage.

Corridor Development Policies shall not apply
if the existing building is expanded.

14



15.3.4 Exempt Sites

15.3.4.1 Site 1

: S

WHITTLE

15.3.4.1.1 The lands identified as Exempt Site 1 are
bounded by Matheson Boulevard East, Hurontario
Street, Watline Avenue and Whittle Road.

15.3.4.1.2 Notwithstanding thel BB EaIortie Hlan]

sions-of the-Business Emp T

commercial uses will also be permitted.

These policies aré under appeal:
5.4.8
15.3.1.2 (i)

Proposed Schedule Changes:

Schedule 1: Urban System

Schedule 1c: Urb:a'n System - Corridors
Schedule 2: Intensification Areas
Schedule 5: Long Term Road Network
Schedule 6: Long Term Transit Network

Schedule 10: Land Use Designations

15
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A fourth (4™ ground sign fronting Courtpegpark Drive East.

(c) Sign
Ward 11
DeWalt Facto
6275 Millcreek Drive,

To permitﬂ17l ing: N\ '
(i) € (1) fascia sign locatethon the north elevation of the building

which does not face a street onyhere the main entrance to the
building is located.

jance Application 12-01933

— (J. Tovey)
L.03-SIG (2011)

2. PUBLIC MEETING
Proposed Amendments to Mississauga Official Plan (2011) for the Gateway

Corporate Centre Character Area (Ward 5)
File: CD,03.GAT

Councillor Dale, Chair, called this public meeting to order at 7:05 p.m.

Karen Crouse, Development Planner addressed the committee with respect to the
proposed amendments to the Mississauga Official Plan. She outlined the area
context, the rational behind the establishment of the policies, the proposed zoning
changes, the amended land use designations and the proposed fine grain grid road
network. She noted the office development trends in the City of Mississauga from
2007 — 2011 and spoke to the potential for office development. Ms. Crouse outlined
the next steps for the proposed amendments to the Mississauga Official Plan (2011)
for the Gateway Corporate Centre Character Area noting that a report on comments
‘would be brought back to the Planning and Development Committee.

The following persons were in the audience and spoke to the item:

Leo Longo, Arid and Berlis LLP

Paul Lowes, Sorensen Gravely Lowes Planning Associates Inc.
Jason Cannuel (sp)

Abe Fisher

Brian Parker, Gowlings
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Leo Longo, representing the Orlando Corporation addressed the committee and
outlined his client's concerns with the proposal. He noted that the planning horizon
for the proposal did not conform with the Provincial Policy Statement 2005, the Peel
Official Plan or the Mississauga Official Plan, and suggested that the office space
gross floor area (GFA) specified in the plan would not be attainable or sustainable.
Mr. Longo further suggested that due to intrinsic differences, the Gateway Corridor
could not be compared to University Avenue. He also outlined the limitations of the
proposed Light Rail Transit (LRT) because it would only service employees that live .
north or south of the area. Mr. Longo raised concerns with the fine grid road
network that was intended to enhance pedestrian movement noting that mixed uses
in the area would ensure that pedestrians would have destination areas to walk to.
He suggested that the fine grain road network would prevent the intensification of
office space and constrain development and raised a concern with respect to the
proposed underground parking suggesting that structured parking be permitted. He
also raised a concern with un- stated urban design guidelines and spoke against
-architectural constraints. Mr. Longo sought clarification as to whether or not the
amendments would affect the Ontario Municipal Board settlements that had been
made regarding Orlando Corporation land.

Councillor Mullin noted that the City of Mississauga had to establish a vision for the
area and noted that the City's goal was for people to live and work within the City
which was why office development was important. She addressed the issue of
underground parking and stipulated that the goal was not to have parking in front of
buildings and instead, the vision was to have buildings come up to the street to
create a specific street scape. Councillor Mullin requested that staff respond to the
affect the proposed Official Plan amendments would have on the settlements made
regarding Orlando Corporation land. Ms. Crouse noted that the Orlando Corporation
and the City had approached the Ontario Municipal Board with settlements regarding
a number of blocks of land and that setbacks, parking areas and building
placements had been negotiated. '

Paul Lowes, representing Coppa Properties addressed the committee and noted
that Coppa Properties owned 50 Matheson Boulevard and operated Hyland Farms
on the property. He noted his client's concern with redesignating the lands from
business employment to office. Mr. Lowes indicated that the property owners had a
vision for a pedestrian friendly site which would not be possible if only office
development was permitted. He requested that site specific permission be
maintained to allow the Hyland Farms grocery store to remain.

Councillor Saito inquired as to whether or not Coppa Properties had looked at the
feasibility of mixed uses along the front of their property. Mr. Lowes indicated that
the property owner had looked at the possibility but there was an issue with
maintaining an appropriate amount of parking. Councillor Saito suggested that with
the amount of parking available on the site, office and retail development could likely
be achieved and Mr. Lowes noted that single storey retail or office space may be
possible. Madam Mayor noted that the store and warehouse was larger than most
grocery stores and suggested that this space could be utilized further noting that due
to the size of the building there was much potential. Councillor lannicca made
comments with respect to the history of the site.
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Jason Cannuel (sp) representing the owners of the Fairfield Inn and Suites at 35
Courtney Park Drive West addressed the committee noting that the owners had
planned to develop the land adjacent to their property with a new hotel and wanted
to ensure that any re-designation of land would not negatively impact this
development. -Ms. Crouse noted hotels, banquet halls and convention centres would

be permitted.

Abe Fisher (sp) responded to a comment made by Mr. Longo with respect to the
limitations of the LRT. He noted that as Mississauga Transit services areas east
and west of the Gateway Corporate Centre, the LRT could be utilized by all
residents working in the Gateway Corporate Centre area. He noted his support for
the use of underground parking and suggested that parking standards be reduced to
avoid gridlock. He suggested that development should be a minimum of three (3)
storeys and include mixed uses so that residents can live, work and play in the same
area. He also suggested that buildings be brought to the street’s edge and noted
that he disagreed with reducing block sizes as larger blocks would benefit
development. He also suggested that a design review panel be established and that
more transit stops be installed in the Gateway Corporate Centre area.

Brian Parker, representing the owner of 50 Admiral Boulevard addressed the
committee and noted that the property was two blocks east of Hurontario Street and
housed Flow Components Inc. which was a light industrial operation. He further
stipulated that the lands were to be re-designated as business office. He noted
concern that Flow Components would not be able to expand under the proposed
amendments and expressed concern that the company would be restricted to a legal
non-conforming status. He noted his support for a higher density and the LRT. Ms.
Crouse noted that the property was located in a transition area and indicated that
staff would be willing to discuss where the dividing line between land designations
should be. The committee suggested that Mr. Parker and his clients meet with staff
to further discuss the issue.

Mayor McCallion moved the following motion which was voted on and carried:

PDC-0059-2012
i That the report titled “Proposed Amendments to Mississauga Official Plan

(2011) for the Gateway Corporate Centre Character Area”, dated September
25, 2012 from the Commissioner of Planning and Building, be received.

2. That the submissions made at the public meeting be received.

3. That staff report back to Planning and Development Committee on the
submissions.

4, That the following correspondences be received:

(a) Email dated October 12, 2012 from David Riley, Planner, Sorensen
Gravely Lowes Planning Associates Inc., including a letter and
attachments dated October 11, 2012 from Paul Lowes, Principal,
Sorensen Gravely Lowes Planning Associates.
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(b)  Email dated October 12, 2012 from Yvonne Choi, Land Use Planner,
Wood Bull LLP, Barristers and Solicitors and attached letter dated
October 12, 2012 from Sharmini Mahadevan, Wood Bull LLP,
Barristers and Solicitors.

(c) Email and attached letter dated October 15, 2012 from Lori
McPherson, Bousfields Inc.

(d) Email dated October 15, 2012 from Rico Grella, Richill Construction
Ltd.

File: CD.03.GAT
APPROVED - (Mayor McCallion)

This public meeting closed at 7:59 p.m.

Status Report — Removal of “H” Holding Symatiol Application to permit
Phase 2 of the Amacon Parkside Village Subdivision£art of Lot 19, Concession 2,
N.D.S, west sids,of Confederation Parkway, northgt Burnhamthorpe Road West.
Owner/ Applicant: Wy Q€ntre) Corp., Bill 51 (Ward 4)

File: H-OZ 12/001 W:

3. Informatie

PDC-0060-2012
That the Report dated

FILR/ H-OZ 12/001 W4
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APPENDIX 4

RECORD OF WRITTEN CORRESPONDENCE

Leo Longo on behalf of Orlando Corporation — presentation notes
Paul Lowes on behalf of Highland Farms
Brian Parker on behalf of Flo Components — 50 Admiral Boulevard

Laurie McPherson of Bousefields Inc. on behalf of Antorisa Investments
Inc.

Victor Labreche on behalf of A&W Food Services of Canada Inc.,
McDonald’s Restaurants of Canada Ltd., the TDL Group Corp., Wendy’s
Restaurants of Canada Inc. and the Ontario Restaurant Hotel and Motel

Association (ORHMA)
Rico Grella of Richill Construction

Sharmini Mahadevan of Wood Bull on behalf of Derry-Ten Limited (two
letters)

Erinoak Kids
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ITEM #1

Deputation Points — October 15 P&D Meeting
o Speaking on behalf of Orlando Corporation

o Purpose is to highlight some of client’s concerns with the Staff

Report and the proposed OPA

o Can advise we have already met with staff on 2 occasions to
discuss these concerns. We expect to continue that dialogue in the
hopes of finding common ground while this OPA works its way

through the public process.

o In no particular order, Orlando’s concerns include the following 6

matters:

1. Staff have advised that the planning horizon contemplated by
the Hurontario vision discussed in the Staff Report as being

50-100 years.

While we understand the need to look beyond the current
planning horizon when considering long-term transit plans,
we cannot ignore the fact that this 50-100 year timeframe
greatly exceeds the permitted planning horizons of the PPS
2005, Growth Plan, Peel OP and Mississauga OP and is

inconsistent with and fails to conform to these planning

documents.



2. Staff have not yet been able to advise how much office space
GFA would likely result from the introduction of this

‘Hurontario vision and these proposed OP policies.

We believe the proposed OP designations and the office
space GFA depicted on the conceptual “Public Realm Plan”

does not take into consideration:
o the city’s historic absorptions rates for office space;

o the planned and forecasted office employment growth
for the City as expressed in the Growth Plan, Peel OP
and Mississauga OP;

o that other municipalities also make provision for office

development...and this supply exceeds demand;

As a result, the amount of office space is neither attainable

nor sustainable.

3. City Council and staff have referred to the vision of
Hurontario in the Gateway Corporate Area as being

Mississauga’s opportunity for a “University Avenue”.

That analogy fundamentally overstates the true practical

potential of Hurontario for a number of reasons.

Discuss graphic,



o Drastically different lengths.

o True mixed use [office, residential, institutional,
commercial] vs. primarily the single proposed

employment use of office.

o Density/intensity setved by a tegional transportation
system [Union Station Hub, Go Trains; subway lines
N/S and E/W] vs. much more limited ploposed N/S

rapid transitway. along Hurontario.

o Hurontario development is affected by the inherent
building height and land use restrictions within the
Airport Operation Area and the current composite noise

contours.

This makes Hurontario intrinsically different than University
Avenue. As a result, realistic 10ng—temﬁ goals should be

sought.

. Staff has advised that the proposed “finer grain” road pattern
is not based on any traffic analysis but is meant to enhance

pedestrian  movement and  certain urban  design

considerations,

This proposed road pattern again fundamentally overstates

what is needed and what is practical:
3



o With the predominant proposed land use being solely
that. of office space employment...itself a destination
use...there will not be any demand or reason why
employees would be uri_lizing‘ the proposed road pattern
for pedestrian purposes...no other uses to walk to...no

retail...no residential...

o The most important factor is that the I'Oéld_ pattern v;/ill
prevent the very intensification of office space that the
‘Staff Report contemplates. The finer grade road pattern

- will c(jnsﬁ'ain site planning and structured parking
options that can utilize the larger development blocks

that currently exist along the Hurontario corridor,

o Staff have advised us that they are not suggesﬁng that
all parking be underground but the development
concept s only contemplating underground parking
based upon the depicted built form. This is entirely
unrealistic and unmarketable and needs further

consideration,

5. The removal of certain business employment uses, especially
on the Orlando lands north of Hwy 401, is not appropriate

‘and is contrary to planning approvals for those lands which



have either been recently approved by City Council and/or

settled before the OMB.

OPA 40 & its implementing zoning by-law — May 5, 2010 —
settlement approved by OMB

Madill Rezoning — ‘By-LaW_ 0178-2012 — approved by
Council on September 12, 2012

These approvals were secured:

¢ under the current planning regime which included

-the Hurontario Rapid Transitway; and

o in good faith with the City and the belief that a

settlement is a settlement.

6. Orlando has concerns respecting proposed OP language ,
which speaks of establishing transformative urban design‘
guidelines, The City ought to be very careful when
considering such archifecturéll controls on the private realm
and finalize same after full consultation with the private

sector,

e Orlando has developed office space south of Hwy 401 over the last
25 years and has sufficient land south-of the 401 for such exclusive

 office usage for the next 25-40 years as intensification occurs,



o To be clear ... we support the LRT plan and support the

intensification over time of Hurontario Street south of the 401,

o We remain willing to explore and discuss with council and staff
alternative  approaches and policies that reflect market
considerations while still achieving many of the. concepts
contained in the Staff Report respecting the City’s desired vision
for the Gateway ‘Corporate Area.

o Thank you for your attention.

13291875.1
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Sorensen Gravely Lowes

K‘j\} Planning Associates Inc.
H

Principals: Warren Sorensen, r.eng, MCIP, RPP

1547 Bloor Street West Catherine Gravely, res, Mcip, reP
Toronto, Ontario MGP 1AS Paul Lowes, MES, MCIP, RPP
Telephone (416) 923-6630 Carol-Anne Munroe, nci, Rep
October 11, 2012 Project: HF.MS

Mississauga City Council

¢/o Diana Haas, Office of the City Clerk
300 City Centre Drive

Mississauga, ON L5B 3C1

Dear Members of Council:

Re: Proposed Amendments to Mississauga Official Plan (2011) for the Gateway
Corporate Centre Character Area

We represent CCIL Ltd. and LCIL Ltd., carrying on business as Coppa Properties, who are the
owners of 50 Matheson Boulevard East and who operate a Highland Farms supermarket at that
location. We have reviewed the proposed amendments to the Mississauga Official Plan (2011)
for the Gateway Corporate Centre Character Area, and wish to provide you with our comments.

The amendment proposes to redesignate the lands fronting on Hurontario Street from Business
Employment to Offices, permitting offices as a primary use and accessory retail and service
uses at grade. Office buildings adjacent to the future transit station planned for the Hurontario
and Matheson intersection would have a minimum height of 3 storeys.

The amendment also proposes to delete the site-specific policy that applies to the Highland
Farms property, Currently, the property is subject to the following provisions under the new
Official Plan:

15.3.4.1.1 The lands identified as Exempt Site 1 are bounded by Matheson Boulevard
East, Hurontario Street, Watline Avenue and Whittle Road

15.3.4.1.2 Notwithstanding the provisions of the Business Employment designation, all
forms of general commercial uses will also be permitted, except motor vehicle uses and

drive-throughs.

The amendment proposes to delete these provisions, stating in the corporate report that “T hese
lands are being redesignated Office and free-standing retail is not permitted on the corridor.
The current use is not in keeping with the vision for the corridor.”
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Planning Associates Inc. page 2

On April 30® 2010, prior to the City’s adoption of the Mississauga Official Plan, we expressed in
a letter to the City our concern about the proposed policy applying to the Highland Farms site
(see Attachment 1). In this Jetter, we requested that the City carry forward the permissions for
“Special Site 1” from the Mississauga Plan to the new Mississauga Official Plan, specifically
permitting “all forms of retail commercial uses, 'including free-standing restaurants and
Jinancial institutions, except motor vehicle commercial uses and drive-throughs”, We noted in
this letter that the site has long been designated for a range of commercial uses and that it has
been our client’s interest to intensify the site with additional commercial uses.

On June 8" 2010, the City released a Report on Comments, attempting to address all comments
_ received by staff on the Draft Official Plan, including our letter dated April 30" 2010 as
described above. This report claimed that our comments had been addressed through
recommendation #3, which states that exempt sites “may be developed in accordance with their
land use designation and/or the uses permitted by the individual exempt site” (see Attachment
2). This recommendation did not address our conce » as it did not say that existing development
rights in the Mississauga Plan would be carried over to the new Official Plan.

On June 28™ 2010, we submitted a letter to the City explaining that our concerns had not been
addressed, and requested that they be addressed (see Attachment 3). Later that day, we received
an e-mail from Ron Miller, Senior Planner with the City, stating that the response to our
comments in the Report on Comments should have made reference to recommendation #132
rather than #3, and that this was an error. Recommendation #132 states that the exempt sites in
the new Official Plan will permit development rights currently permitted by the Mississauga
Plan. This message was re-iterated on page 7 of the September 7 2010 Corporate Report (see
Attachment 4).

Planning the Hurontario corridor for office development is laudable, but this is a very long term
prospect and existing long established uses should be recognized as the City has previously
agreed to. As such, we do not support the removal of the site specific policies applying to our
client’s lands. Further, we are of the opinion that the intensification of this site with retail uses
brought up to Hurontario Street would an appropriate and desirable interim form of development
for this site until the site is redeveloped for office use.

The City is also proposing to change existing policy 1.5.3.2.2, which has implications for our
client’s lands. The change is shown with strikeout (to be deleted) and bolded text (to be added)
as follows: '

. Netwithstandingthe-above-policy; Existing buildings that do not meet the built Sorm

policies including single storey financial institutions, free-standing restaurants, Sree-
standing retail commercial uses and drive- throughs, which are not substantially

screened from Hurontario Street by a building, Wﬂi—be—pefmiﬁeé-as—they—emkeﬂqehe—day

At
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C"Ei Sorensen Gravely Lowes

the-visionfor the Cerrider. will be encouraged to redevelop in keeping with the vision
Jor the Hurontario Corridor.

According to the corporate report, the rationale for this change is as follows: “Clearly states that
existing buildings that do not meet the built Jorm for the Corridor will not become legal non-
conforming and are encouraged o redevelop in keeping with the vision Jor the Hurontario
Corridor. This statement is confusing, as it is our opinion that the proposed policy change would
result in the existing uses becoming legal non-conforming,

We welcome the opportunity to discuss our comments further with staff. Please consider this
letter as our formal comments on the proposed amendments to the Mississauga Official Plan
(2011) for the Gateway Corporate Centre Character Area.

Yours very truly,
SORENSEN GRAVELY LOWES PLANNING ASSOCIATES INC.

Paul Lowes, MCIP, RPP
Principal
Copy Ms. Karen Crouse, Policy Planning Division, City of Mississauga
Ms. Marilyn Ball, Director, Development & Design Division, City of Mississauga
Mr. John Calvert, Director, Policy Planning Division, City of Mississauga
My, Ed Sajecki, Commissioner, City of Mississauga Planning and Building Department
Mp. Charles Coppa, Highland Farms Inc.
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L(’?t Planning Associates Inec.
|

Princlpals: Warren Sorensen, p.eng, McIP, RPP
509 Davenport Road Catherine Gravely, mes, Mcip, RPP
Torento, Ontario M4V 188 Paul Lowes, nES, Mcip, RPP

Telephone (416) 923-6630 : . i
Facsimile (416) 9236916 Senior Assaciate: Carol-Anne Munroe, ucip, RrP

April 30, 2010 Project: HF.MS

Marianne Cassin

City of Mississauga

Planning and Building Department
Policy & Planning Division

300 City Centre Drive
Mississauga, ON L5B 3Cl1

Dear Marianne:
Re: Draft Mississauga Official Plan — Exempt Site (Highland Farms Property)

We represent CCIL Ltd. and L.CIL Ltd., carrying on business as Coppa Properties, who are the
owners of 50 Matheson Boulevard East and who operate the Highland Farms supermarket at that
location. We have reviewed the Draft Mississauga Official Plan as it applies to this property, and
wish to provide you with some comments and points of clarification.

The City proposes to identify the Highland Farms property as an “exempt site”, which would
allow “all forms of existing mixed commercial uses” to continue but removes the permission for
additional retail commercial uses on the property. '

The Mississauga Plan currently identifies the Highland Farms property as “Special Site 1%, which
allows the permitted uses within the Business Employment designation as well as “all forms of
retail commercial uses, including free-standing restaurants and financial institutions, except motor
vehicle commercial uses and drive-throughs”. The recent Hurontario Corridor Study and
subsequent OPA 40 confirmed the permission of retail commercial uses on site, but restricted the
permission of 1-storey free-standing financial institutions within 100 metres of Hurontario Street.

The site has long been designated for a range of commercial uses and it has been our client’s
interest to intensify the site with additional commercial uses. This intent has previously been
brought to the attention of the City planning staff.

We strongly believe that the intensification of this site with retail uses brought up to Hurontario
Street would be an appropriate and desirable form of developmeént.
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We cannot support the proposed Draft Mississauga Official Plan as written and request the
existing permissions in the Mississauga Plan to be carried forward in the Draft Mississauga
Official Plan for the Highland Farms Property.

We would welcome the opportunity to discuss this further with staff. Please consider this letter as
our formal comments on the Draft Mississauga Official,Plan. '

“Yours very truly, - , S o
- SORENSEN GRAVELY LOWES PLANNING ASSOCIATES INC.

Paul Lowes, M.E.S., MCIP, RPP
Principal

Copy M. Charles Coppa, Highland Farms Inc.
Myr. John Calvert, Director, City of Mississauga Planning and Building Department
My, Ed Sajecki, Commissioner, City of Mississauga Planning and Building Department



ATTACHMENT 2

Appendix 3
Response to Comments Table

RESPONDENT | SECTION . | | commEnTs - - RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN

That the Plan be revised by Incorporating all Official Plan
amendments adopted by City Council subsequent to the
preparation of the Plan and prior to City Council edopting the
Plan. )

The Plan should include
all amendments
adopted by City

Planning and Entire document | Since the plan was
Building prepared, Official Plan
Department amendments were
adopted, but not

included in it.

i Ll

Planning and Upen further review, The proposed revision That 1.1 second paragraph be revised to read:
| Building second this paragraph should Is acceptable, 1
Department paragraph also address the Natural Mississauga Official Plan provides a new policy framework .
Are_as System (NAS). : t. enhance, restor xpand atural Area
System, direct growth to where it will benefit the urban
form,...
Planning and 1.1.4 (f) Howto | The development rights | The second last a That the second last sentence of 1.1.4 (f) be deleted and
Building Read of exempt sites are sentence of 1.1.4 (f) replaced with:
Department Mississauga unclear. should be amended to , i
Plan clarify that exempt The lands may be developed in accomjance with rt-reu:j?_ng
sites may be use designatjon a e ermitted by the i ua,
developed in exempt site,
accordance with their
designation andfor the J
uses permitted by the Delste 1.1.4 nn and replace with Figure {See Appendix 4)
exampt sites.

The draft Mississauga Officlal Plan is referred to as "the Plan”, The exIsling Official Plah Is referred to as “Mississauga Plan"



Paul Lowes,
Serensen,
Gravely, Lowes
on behalf of
CCIL Ltd. and
LCIL Ltd.

A;ﬁpa.ndix A:
Exemipt Sites

The identification of
Highland Farms as an
exempt site does not
permit all the uses
currently permitted by
the Special Site Policies
in Mississauga Plan,

COMMENTS

' Thfrs 1;3 dealt‘wit.h by

recommendation 3.

RECOMMENDATIONS TO.DRAFT MISSISSA

133,

No action required,

Zdana Fedchun
Arata Lloyd,
Roma Clasper,
0O.Komarnicky

Appendlx A
Exempt Sites

The deseription of ©
exempt sites as "not
representative of the
vision, direction and
planning policies of the
Plan" is too negative.

The description is a
valid basis for the
identification of exempt
sites which are not
within the vision of the
Plan.

134.

No action required.

Zdana Fedchun
Areta Lloyd,
Rorna Clasper,
0O.Komarnicky

Appendix A:
Exempt Sites

The Plan does not
explain the review of
exempt sites during the
preparation of local area
plans.

Local area plans are
comprehensiva
reviews of the planning
palicy for defined areas
which could
redesignate lands to
recognize the exempt
land uss, delste the
exempt site, confirm
the use, or continue
the exempt site,

‘depending on the

results of the study.

136.

No action required.

60
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< ¥ Planning Associates Inc.

l 4 Principals: Warren Sorensen, p.eng, MCIP, RPP
509 Davenport Road Catherine Gravely, nes, Mcip, rep
Toronto, Ontario M4V 1B8 Paul Lowes, Mes, Mcip, RPP
Telephone (416) 923-6630 ; Senior Associate: Caral-Anne Munroe, ucie, gep
Facsimile (416) 923-6916
June 28, 2010 Project: HF.MS

Planning and Development Committee
Policy & Planning Division

300 City Centre Drive

Mississauga, ON L5B 3C1

Dear Chair and Members of the Planning and Devélopmeﬁt Committee:

Re: Report on Comments — Draft Mississauga Official Plan
Highland Farms Property

Thank you for your response to our letter dated April 30, 2010, where we expréssed concern with
the Draft Mississauga Official Plan and the proposed permitted uses on Exempt Site 1 in Gateway
Corporate Centre, the Highland Farms property.

In the “Report on Comments — Draft Mississauga Official Plan” report dated June 8, 2010,
Appendix 3 summarizes all comments received on the Draft OP and associated recommendations
to each comment. Recommendation # 133 addresses our letter, stating that “No action [is]
required” as our concern is dealt with by recommendation #3. While we support the changes in
this recommendation, the changes do not address the concerns we raised relating to the existing
permission of retail uses on the Highland Farms property.

It was our understanding that staff would carry forward all existing permitted uses in the
Mississauga Plan for “Special Site 1”, which permit “all forms of retail commercial uses,
including free-standing restaurants and financial institutions, except motor vehicle commercial
uses and drive-throughs”,

We request‘ that the permitted uses for “Exempt Site 1” in the Gateway Corporate Centre District,
the Highland Farms property, reflect the existing permissions.

Yours very truly,
SORENSEN GRAVELY LOWES PLANNING ASSOCIATES INC.

yr =

" Paul Lowes, M.E.S., MCIP, RPP
Principal
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Copy Mpr. Charles Coppa, Highland Farms Inc.
My, John Calvert, Director, C. ity of Mississauga Planning and Building Department
Ms. Marianne Cassin, City of Mississauga Planning and Building Department
Mr. Ron Miller, City of Mississauga Planning and Building Department

Ms. Angela Dietrich,

City of Mississauga Planning and Building Department

Mr. Ed Sajecki, Commissioner, City of Mississajiga Planning and Building Department



ATTACHMENT 4

Planning and Development Committee -6- CD.03.MIS
z _ September 7, 2010

“Mississauga requests the Ministry of Environment fo take into
account existing regulatory standards, the cumulative effects of
emissions, and background pollutant concentrations prior to
approving applications for Certificates of Approval.”

Staff have reviewed the Report of the Air Quality Task Force on the
Oakville Clarkson Airshed, dated June 24, 2010, and concluded that it
contains no further recommendations appropriate for the draft Plan.
However, the above-noted recommendation should be revised to
encourage the Ministry of Environment to establish higher regulatory
standards than currently used by the Ministry.

Retroactive Application of Official Plan Policies

Issue: Andrew Gassman, on behalf of MIRANET, suggested, with
reference to the Cliffway Plaza Site, that the draft Plan be applied to
current development applications.

Response: Ontario Municipal Board decisions have established the
principle that the Official Plan which is in force and effect at the time
a development application is the plan which forms the basis for
evaluating the application,

Port Credit Local Area Plan

Dr. Geoff Edwards raised some concerns regarding the policies in the
Port Credit Local Area Plan as they apply to the development capacity
of his site. The Port Credit Local Area Plan contains the existing
polices of the Port Credit District Policies in Mississauga Plan. As
these policies are under review, it is inappropriate to amend them
through this process. Dr. Edwards' concerns have been referred to
staff responsible for the review of the Port Credit Local Area Plan.

Wriiien Submissions at June 28, 2010 Planning and Develnpment
Committee Meeting

Matters Dealt with by the Report on Comments

The following letters are dealt with in the report titled “Report on
Comments — Draft Mississauga Official Plan”, dated June 8, 2010;



Planning and Development Committee -7- CD.03.MIS
: September 7, 2010

o Jetter dated June 24, 2010 from Glenn Broll, Glen Schnarr and
Associates Inc., on behalf of Chartwell, RioCan and Rockport; and

o letter dated June 28, 2010 from Paul Lowes , Sorensen, Gravely,
Lowes Planning Associates Inc. on behalf of Highland Farms,

These matters are dealt with by recommendations 1 and 132,
respectively, in Appendix 3 of the June 8, 2010 report and no further
action is required. Recommendation 1 states that the Plan be revised to
incorporate all amendments adopted by City Council, which will
include the Chartwell, RioCan and Rockport amendment.

Recommendation 132 states that the policies of Exempt Sites (c.g.
Highland Farms) be revised to permit all development rights currently -
permitted by Mississauga Plan.

Matters to be Dealt with by Development Applications

The following comments seek to amend the draft Plan or the Port
Credit Local Area Plan to facilitate development applications by
seeking land use redesignations, the adjustment of character area
boundaries, and/or site specific policies. Consequently, they should be
dealt with through the development approval process, In the case of
the letter from Robert Jarvis requesting a site specific deferral of the
Plan pending a hearing by the Ontario Municipal Board, the draft Plan
will be revised, if required, in accordance with the decision by the
Ontario Municipal Board,

e letter dated June 28, 2010, from Glenn Wellings, Wellings
Planning Consultants Inc.;

o letter dated June 28, 2010 from Michael Gagnon, Gagnon and
Law, on behalf of White Elm Investments Ltd.;

o letter dated June 28, 2010 from Michael Gagnon, Gagnon and
Law, on behalf of Latiq Qureshi;

o letter dated June 28, 2010 from Michael Gagnon, Gagnon and
Law, on behalf of Azuria Group; and '

e letter dated June 28, 2010 from Robert Jarvis.
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Appendix A: -
Exernpt Sites

Schedules 3:

A note should be added
to Schedules 3, 10 and
all Local Area Plans
Land Use Maps
indicating that the limits
of the natural hazards
are for illustrative
purposes only. The
sppropriate
Conservation Authority
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determine thelr actual
location. '
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Appendix A identifies
the existing use of lands
on Exempt Sites
pemitted by the Plan,
but is not part of the
Plan. Further, the uses
permitted on individual
sites needs to be
clarified.

Agreed. '

COMMENTS

Becausa

establishes use rights,
it should be part of the
Plan,

Further, the policies of
each individual Exempt
Site should be
amended to permit the
continuation of uses
permitted by the
exempt sites, as well
as ths development
rights currently
permitted by
Mississauga Plan.

RECOMMENDATIONS TO DRAFT MISSISSAUGA'G
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That Schedules 3, 10 and all Local Area Plans be revised by
adding the following Note:

The limits of the natural hazards shown on this schedule are

or illustrative purpose. e appropriate Conservatio
uthority should be consulted to determine their actua

location,

aoinfe b G

That Appendix A be incorporated into the

That the policies of each individual Exempt Site in Appendix A
of the Plan be amended to permit the continuation of existing
uses, as well &s all the development rights currently
permitted by Mississauga Plan.

59
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October 31, 2012
Brian T, Parker
ViA EMAIL Direcl 416-369-7248
brian.parker@gowlings.com
File No. KD548549

City of Mississauga

Planning and Development Committee
300 City Centre Drive

Mississauga, Ontario L5B 3Cl

Attention:  Ms, Laura Wilson
Dear Ms. Wilson;

Re: Proposed Amendments to Mississauga Official Plan - Gateway Corporate Centre
Character Area - 50 Admiral Road (the “Property”)

We are the solicitors on behalf of Norannmar Inc., the owner of the Property. The Property is the
home of Flo Components Ltd (“Flo”). On behalf of both Norannmar Inc., and Flo, we addressed
your Planning Committee in this matter at its regular meeting of October 15 2012. Spemﬁcally, we
expressed our client’s concerns respecting the proposed Official Plan Amendment and the serious
hardship that the Amendment would pose to Flo’s business operations if it is approved in its current
form.

Briefly, Flo is an automatic greasing systems specialist and the leading supplier of sophisticated
lubrication solutions to major manufacturers in the mining and steel industries across Canada,
Originally established in 1977, Flo has been conduct:ng its business at the 50 Admiral location since
the year 2000 when it purposely built its existing premises:

Flo’s premises comprise approximately 10,0000 sq. fi. consisting of approximately 3,000 sq.ft. of
business office function (frontmg Admiral Road) and approximately 7,000 sq. ft. of product
development space located in the rear of the premises which is dedicated to its specialty design,
fabricating and assembly operations. Flo currently employs approximately 40 persons,

Flo conducts its business in accordance with the approved zoning of the Property which is Business
Employment (E2) zoning. Based upon current sales and its fiscal position in the market, Flo
anticipates the need for a building expansion of 10,000+ sq. fi. in the next 3-5 years., This expansion
would be an as-of-right expansion based on the current zoning permission.

This expansion would not be permitted if the proposed Gateway Corporate Amendments (the
“Amendments”) are approved in their current form. The Amendments contemplate a re-designation
of the Property from Business Employment to a pure Office designation which would eliminate the
right for fabricating, processing and assembly type uses, thereby rendering the property legally non-
conforming,

Gowling Lafleur Henderson uie - Lavvyers - Palent and Trode-mark Agenls
1 Fitst Canadian Place - 100 King Steel West - Suite 1600 -+ Toranto - Onlario - M5X 1G5 « Canada T416-862-7525 F416-862-7661 powlings.com
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The Amendments would foree Flo into baving to seek its approval fo expand through the Committee
of Adjustment, with no certainty. of suceess. In short, from Flo's. perspective, the proposed

Amendments constitute an invitation to seek an alternative location.

We question the intent of the Amendment in proposing an Office. designation for the Property wher
- clearly the Property does not directly front on the corridor where value uplift with the introduction of

light rail is targeted. Of equal concern is the proposed lacation of the intended collector road which

will be routed immediately-abutting Flo’s casterly lot line further diminishing any prospects of fiatire

building expansion, Both issues would likely have a significant négative impact on the Flo property
and business but which can be reduced by the proposal noted below. :

The' Planning Committee invited Flo to meet further with the. planning ‘siaff to discuss whether.a
‘tesolution may be possible. We recently met on site with your planning staff and from that meeting
we believe ‘that'a compromise may be possible. Based on the existiig land :use -pattern in the

-immediate vicinity of thié Propéity, -a case ean b inade for shiffing the location of the collector toad
froni the edst, to the West side of the Properfy.

An alternative Tonting aligned along the westerly, rather than the easterly propeity line, would not
.conflict 1o -the same extent with the' existing built ‘form, An alternative routing would allow the
‘Property'to remain‘imder a Business Employment-designaiion while still ‘providing the finer grain
quiban, block design‘for office development-that the Amendrients séek to achieve, in support of the
integration and intensification of the LRT syster alorig the Hutontario corridor.

In ‘sumniary; 5t témains Flo's intention 16 expand its business. in. gonfonpity wi'ih_jr}:_g approved
planning instraménts that ciirreatly govern the Propérty. In our view the endorsement of a relotation
‘of the collector road fo the west side of the Property would not undermine the objéctive of a fingr'
grained urban block structure, and it would facilitate. Flo’s nearterdi éxpatision plans by allowing
the existing Business Employment designation {0 rémain on the Property.

We woilld ask that Committes consider our client’s position and ultimately, 1o direct.a modification:
1o the proposed Amendment by shifting the collector road westerly, and maintaining the Business

Employment designation of the Property.

Sincerely,

cc..  Flo Components Ltd. (Chris Deckert) (vie émnil)

Karen Crouse (via email)

“TOR_LAW\B025057\1
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% BOUSF'ELDS INC. ITEM #4

APPENDIX 4

Project No. 1025

October 12, 2012

Mississauga City Council c/o Diana Haas
Office of the City Clerk

300 City Centre Drive

Mississauga ON

L5B 3C1

Dear Mayor and Members of Council,

Re: Gateway Corporate Centre Character Area — File OZ 11/018 W5

North-West corner of Derry Road West and Hurontario Street

We are the planning consultants for Antorisa Investments Inc. owners of a site
located on the north-west corner of Derry Road West and Hurontario Street,
legally known as Part of Lot 11, Concession 1 (“the Site"). In December 6, 2011,
we submitted applications for Official Plan Amendment and rezoning applications
on behalf of our client to permit a motor vehicle repair facility.

At the time of our application, the proposed use was a permitted use and the
purpose of the application was to permit the building to be two ( ) storeys while
having the appearance of a three (3) storey building to recognize the importance
of the corner.

We have reviewed to proposed amendments to the Official Plan with respect to
the Site. The proposed amendment would redesignate the Site from “Business
Employment” to “Office”. Given that the Site is extremely limited in size by the
requirements of the Region for the future transit, it is not feasible to develop it for
Office uses.

We understand that the proposed designations, policies and uses are in
anticipation of future rapid transit. Given that this is a long-term scenario, we
would respectfully request that our proposed amendment to permit a two (2)
storey motor vehicle repair facility (with the appearance of three (3) storeys) be
provided for in the Plan.

Thank you for your consideration. If you require any further information, please
do not hesitate to contact the undersigned. Please include our firm on all
notifications pertaining to the Study and any Council decisions on this matter.

3 Church St.,

#200, Toronto, ON M5SE 1M2 T 416-947-9744 F 416-947-0781 www.bousfields.ca



9B BOUSFIELDS inc.

Yours very truly,

Bousfields Inc.

Laurie J. McPherson, B.E.S., MCIP, RPP ,

LMP/nh
cc: Ralph Chiodo, Antorisa Investments Ltd.
Denise Baker, Townsend and Associates



APPENDIX 4
_ ITEM#5
Labreche Patterson & Associates Irc.

Professional Planners, Development Consultants, Project Managers

VIA MAIL AND E-MAIL (karen.crouse@mississsauga.ca)
Our File: P-375-09 Q
October 11, 2012

Ms. Karen Crouse
Policy Planner

City of Mississauga
300 City Centre Drive
Mississauga, Ontario
L.L5B 3C1

Dear Ms. Crouse;

Re: Proposed Amendments to Mississauga Official Plan (2011) for the Gateway
Corporate Centre Character Area
City of Mississauga

We represent A & W Food Services of Canada Inc., McDonald’s Restaurants of Canada Ltd.,
the TDL Group Corp. (operators and licensors of Tim Hortons Restaurants), and Wendy's
Restaurants of Canada Inc, as well as their industry association, the Ontario Restaurant Hotel
and Motel Association (ORHMA). We are providing this written submission to you on behalf of
our clients after having reviewed the proposed amendments to the Mississauga Official Plan
(2011) for the Gateway Corporate Centre Character Area to determine if the proposed
amendments would apply to our clients’ current and future operating interests, Please accept
this as our written submission on the subject matter

ORHMA is Canada’s largest provincial hospitality industry association. Representing over
11,000 business establishments throughout Ontario, its members cover the full spectrum of food
service and accommodation establishments and they work closely with its members in the quick
service restaurant industry on matters related to drive-through review, regulations, and

guidelines.

Our clients have requested that we review the proposed amendments to the Mississauga
Official Plan (2011) for the Gateway Corporate Centre Character Area to determine if any
policies would apply to their current and future operating interests. This letter is consistent with
our previous submissions on the Mississauga Official Plan adopted by Council that is currently
under appeal. Please accept this as our written submission on the subject matter.

Based on our review of the proposed amendments to the Mississauga Official Plan (2011) for
the Gateway Corporate Centre Character Area and more specifically Sections 15.3.2.1 and
15.3.2.2, the existing designation of "Business Employment” is to be replaced with the "Office”
designation. Section 15.3.2.1 Is to be deleted in its entirety as the existing permitted uses under
the “Business Employment’ designation will no longer be permitted as per the “Office”

330-A1 Trillium Drive, Kitchener, Ontario N2E 342 - Tel: 519-896-69565 -« Fax:519-896-63585b



designation, we object to this change. It is imperative to note that designating the majority of
the "Business Employment” lands to “Office”, as per the rationale for the amendment to Section
15.3.2.1, the permitted uses available to locate along the Corridor are severely limited, and as

such there is great potential for development to be restricted or hindered in this area due to the
lack of variety of permitted uses.

Further, Section 15.3.2.2 is to be ariended to no longer allow uses to remain if said uses do not
conform to the ‘built form policies for the Corridor and encourage Uses be redeveloped in
accordance with the “vision” of the Corridor. We do not necessarily agree with the overall vision
in this portion of the Hurontaiio Street Corfidor; therefore we object to this policy as currently

drafted.

For your reference, the member brand locations in this subject area are as follows:

- 25 Aventura Boulevard (Wendy's)

- 39 Aventura Boulevard (Tim Hortons)

- 44 Britannia Road East (Tim.Hortons and Wendy's)
- 30 Courtneypark Road (McDonald's)

It is our understanding that none of these locations would then comply with the “vision” of the
Corridor.

We have reviewed the material avallable regarding the propased amendments to the
Mississauga Official Plan (2011) for the Gateway Corporate Centre Character Area and there
are no related studies or even detailed planning justification as to why this specific prohibition of
DTF within this Gateway Corporate Certre Character Area are justified. '

it should be rioted that we have filed appesls on behalf of the-above noted clients on the Clty of
Mississatiga's New Official Plan. - Included in that appeal, wé Ideritified coricerns regarding .

multiple sections contained within the Gateway Corporate Gentre Character Area as part of the
New Official Plan:

- 815324
-~ 515322
- §.15.341.2

All of the above noted sections pertain to drive-through regulations withir the Gateway
Corporate Centre Character: Area. We recognize that through the Gateway Corporate Centre
Character Area as part of the New Official Plan for the City of Mississauga, DTF-specific’
regulations are applicable along the Corridor, however; the proposed amendmerits, to the
Mississauga Official Plan for the Gateway Corporate Centre Character Area no_longer
recognize freé-standing testaurants or DTF as permitted uses. Therefore;, the drive-through
regulations are sighificantly worse with the draft amehdments: to the Mississauga Official Plan
(2011) for the Gateway ‘Corporate ‘Centre Character Area when compared to the Gateway
Corporate Centre Character Area as part of the: New Official Plan. We also hote that

fundamentally, we object to the proposed amendmenits. to the Gateway Corporate Centre going

forward ahead of the final consideration of the overall Mississauga Official Plan until it is
comipletely dealt with by the OMB. ' ‘ ' :

Based on the foregoing, we request an opportunity to meet with, you to discuss our concerns
with the proposed amendments to the Mississatiga Official Plan (2011) for the Gateway

2



Corporate Centre Character Area as detailed above and provide you with copies of the noted
material above upon reguest. Thank you for your consideration of our comments herein and we

look forward to working with you to mutually resclve our concerns.

Please also consider this letter our formal request to be provided with copies of all future
notices, reports and resolutions relating to the proposed amendments to the Mississauga
Official Plan (2011) for the Gateway Corporate Centre Character Area.

Yours tru'ly,
Labreche Patterson & Associates Inc.

Victor Labreche, MCIP, RPP
Senior Principal

Copy: Crystal Greer, Director of Législative Services and Cily Clerk, City of Mississauga
(via e-mail: crystal.greer@inississatga.ca)

John Calvert, Director, Policy Planning Division, City of Mississauga

(via e-mail: John.calvert@mississauga.ca)

Susan. Tanabe, Manager, Community Planning, City of M;ssmsauga
(wa e-mail: susah.lahabe@mississauga.ca)

Mareo Monaco, ORHMA
(via e-mail: mmoriaco@orhma.com)

Leo Palozzi, The. TDL Group Corp.

(via e-mail: palozzi leo@timhortons.com)

Leslie Smejkal, The TDL Group Corp
(via e-mall: smejkal leslie@timhortons.com)

Paul Hewer, McDonald's Restaurants of Canada Limited
(via e-mail: paul.hewer@ca.med.com)

Susan Towle, Wendy's Restaurants of Canada, Inc.
(via e-mail: susan.towle@wendys.com)

DarTén Sim, A&W Food Services of Canada Inc.
(Via e-mail: dsim@aw.com)
Michael Polowin, Gowling Lafleur Henderson LLP

(via e-mail michael. polowin@gowlings.com)



APPENDIX 4

ITEM #6
Karen Crouse
From: Rico Grella <richillconstruction@bellnet.ca>
Sent: 2012/10/15 10:44 AM
To: Diana Haas
Ce: Karen Crouse
Subject: Meeting Qctober 15/12 - Galeway Corporate Centre

I am unable to attend the meeting this evening, however | would like to forward my views, My company has purchased
lands on the Hurontarlo Corridor In 1997 with the intention of bullding industrlal/retail units but have not been able to.
Had the lands been zoned for office use only, we would not of purchased them. Based on our experience the demand
for office space in the City of Misslssauga is In low demand. We would like the lands to remain as “Business

_Employment”,
Regards,

Richill Construction Limited
Rico Grella .

10-5035 Timberlea Blvd,
Mississauga, ON

L4AW 2W9



APPENDIX 4
ITEM #7
MUNICIPAL, PLANNING 8 DEVELOPMENT LAW _
12 October 2012
Sent via E-mail (diana.hass@mississauga.ca)
Planning and Development Committee City Council
c/o Office of the City Clerk c/o Office of the City Clerk
City of Mississauga City of Mississauga
300 City Centre Drive 300 City Centre Drive
Mississauga, ON L5B 3Cl1 Mississauga, ON L5B 3Cl1
Ms. Diana Haas
Office of the City Clerk
City of Mississauga
.300 City Centre Drive

Mississauga, ON L5B 3C1

Dear Sirs and Mesdames;

Re: Proposed Amendments to the Mississauga Plan
Gateway Corporate Centre Character Area Policies
Derry-Ten Limited - North Parcel (north of Longside Drive)

We are the solicitors for Derry-Ten Limited (“Derry-Ten”), the registered owner of three parcels of land
located in the southwest quadrant of Detry Road West and Hurontario Street, within the proposed
‘Gateway Corporate Centre Character Area. ;

Derry-Ten is concerned with the Proposed Amendments to the Mississauga Official Plan relating to the
proposed Gateway Corporate Centre Character Area (the “Draft Gateway Corporate Centre OPA”) as it
relates to its north parcel of approximately 26.9 actes, bounded by Hurontario Street, Derry Road West,
Maritz Drive and Longside Drive (the “North Parcel”). A corresponding submission is being provided
to the City under separate cover relating to Detry-Ten’s two southerly parcels of land,

Background

Derry-Ten has outstanding site-specific appeals before the Ontario Municipal Board with respect to the
2003 Mississauga Plan and the 2011 Mississauga Official Plan. Derry-Ten also has outstanding site-
specific appeals before the Ontario Municipal Board with respect to Official Plan Amendment No. 40 to
the Mississauga Plan and Zoning By-law 191-2009, the City initiated amendments to the Upper
Frurontario Street corridor area, The site-specific appeals before the Ontario Municipal Board relate to

the North Parcel.

sharminl Mahadevan Direct: (416) 203-7345 smahadevan@woodbull.ca
65 Queen Strest West Sulte 1400 Toronto Ontarlo MSH 2M5 T(416) 203-7160 F (416) 203-8324 www.,woodbull.ca



12 October 2012

The North Parcel is also the subject of development applications, which were originally submitted in
2003 and modified in December 2006. A modified development concept for the North Parcel was
provided to the City in January 2011, further to discussions with the City.

Concerns Relating to the Draft Gatewa_);.Corporate Centre OPA

Derry-Ten’s concerns with the Draft Gateway Corporate Centre OPA, as it relates to the North Parcel,
include the following:

1. Any reduction in the number, scope and/or location of permitted uses in the Draft Gateway
-Corporate Centre OPA. :

2. The location of any public transit or other infrastructure on or in the vicinity of the North Parcel.
3. The location of any proposed roads that traverse the North Parcel.

Derry-Ten requests the opportunity to meet with City staff to discuss its concerns regarding the Draft
Gateway Corporate Centre OPA.

In the meantime, in light of Derry-Ten’s concerns relating to the Draft Gateway Corporate Centre OPA,
its current appeals before the Ontario Municipal Board, and the development application for the North
Parcel, Derry-Ten requests that the City not approve any amendments in the Draft Gateway Corporate
Centre OPA relating to the North Parcel. As indicated above, a corresponding submission is being
provided to the City under separate cover relating to Derry-Ten’s two southerly parcels of land.

Request for Notice

We kindly request notification of any further Committee and Council meetings, materials and decisions
regarding the Draft Gateway Corporate Centre OPA.

* Yours very truly,
Wood Bull LLP

Sharmini Mahédevan

¢.  Ms. Karen Crouse, Policy Planner, City of Mississauga
Client



APPENDIX 4
ITEM #7
MUNICIPAL, PLANNING & DEVELOPMENT LAW,
12 October 2012
Sent via E-mail (diana.hass@mississauga. ca)
Planning and Development Committee City Council
c/o Office of the City Clerk c/o Office of the City Clerk
City of Mississauga City of Mississauga
300 City Centre Drive 300 City Centre Drive
Mississauga, ON L5B 3C1 : Mississauga, ON LSB 3Cl1
Ms. Diana Haas
Office of the City Clerk
City of Mississauga

300 City Centre Drive
Mississauga, ON L5B 3C1

Dear Sirs and Mesdames:

Re: Proposed Amendments to the Mississauga Plan
Gateway Corporate Centre Character Aren Policies
Derry-Ten Limited - Two Southerly Parcels (south of Longside Drive)

We are the solicitors for Derry-Ten Limited (“Derry-Ten”), the registered owner of three parcels of land
located in the southwest quadrant of Derry Road West and Hurontario Street, within the proposed

Gateway Corporate Centre Character Area.

Derry-Ten is concerned with the Proposed Amendments to the Mississauga Official Plan relating to the
proposed Gateway Corporate Centre Character Area (the “Draft Gateway Corporate Centre OPA”) as it
relates to its southern two parcels of approximately 40.5 acres, bounded by Hurontario Street, Longside
Drive, Maritz Drive and the westerly extension of Ambassador Drive (the “South Parcels”). A
corresponding submission is being provided to the City under separate cover relating to Derry-Ten’s

northerly parcel of land.

Background

Detry-Ten's lands have been the subject of development applications since 2003 and subsequent appeals
of applicable planning documents to the Ontario Municipal Board. In January 2011, a modified
development concept for mixed use retail-office development was submitted for the northern parcel,
which is located north of Longside Drive. Derry-Ten’s appeals to the Ontario Municipal Board have
also been scoped to relate only to the northern parcel,

sharminl Mahadevan  Direct: (416) 203-7345 smahadevan@woodbull.ca

&5 Queen Street West Sulte 1400 Toroento Ontarlo M5H 2Mb T (416) 203-7160 F (416) 203-8324 www.woodbull.ca



12 October 2012

With respect to the South Parcels, Derry-Ten is in the process of preparing a rezoning application for
submission to the City in order to implement the designation and policies of the Mississauga Plan in an
appropriate zone for the South Parcels. Derry-Ten has had several discussions with the City and also
met with the Development Application Review Committee on 22 August 2012 regarding this rezoning

application.
Concerns Relating to the Draft Gateway Corporate Centre OPA

Our client’s concerns with the Draft Gateway Corporate Centre OPA, as it relates to the South Parcels,
include the following:

I Any reduction in the number, scope and/or location of permitted uses in the Drafi Gateway
Corporate Centre OPA.

2, The location of any public transit or other infrastructure on or in the vicinity of the South Parcels.
3. The location of any proposed roads that traverse the South Parcels.

Derry-Ten requests the opportunity to meet with City staff to d:scuss its concerns regarding the Draft
Gateway Corporate Centre OPA. .

In the meantime, in light of Derry-Ten’s pending rezoning application for the South Parcels and its
concerns relating to the Draft Gateway Corporate Centre OPA, Derry-Ten requests that the City not
approve any amendments in the Draft Gateway Corporate Centre OPA relating to the South Parcels. As
indicated above, a corresponding submission is being provided to the City under separate cover relating
to Derry-Ten’s northerly parcel of land.

Request for Notice

We kindly request notification of any further Committee and Council meetings, materials and decisions
regarding the Draft Gateway Corporate Centre OPA.

Yours very truly,
Weood Bull LLP

< Madesden—

Sharmini Mahadevan



12 October 2012

¢. Ms. Karén Crouse, Policy Planner; Gity of Mississauga

Client.
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ERINOAIKIDS

Centre for Treatment and Development
R AR T AT

November 21, 2012

Mr. John Calvert YOUR FILE NO: CD.03.GAT

Director of Policy, Planning and Building
City of Mississauga

300 City Centre Drive

Mississauga ON L5B 3C1

VIA EMAIL: john.calvert@mississauga.ca

Dear Mr, Calvert:

RE: DRAFT GATEWAY CORPORATE CENTRE CHARACTER AREA POLICIES -
LETTER OF OBJECTION

APPENDIX 4
ITEM #8

ErinoakKlds Centre for Treatment and Development (ErinoakKids) would like to take this
opportunity to provide our comments with respect to the above noted matter.

ErinoakKids is a transfer payment agency of the Ministry of Children and Youth Services
(MCYS) and provides a broad range of therapy, assessment and support services to children
from 0-19 with physical and developmental disabilities, autism, communication disorders, and
children who are deaf or blind. The provinclal government announced approval in 2011 for the
construction of three (3) new consolidated ErinoakKids facillties, one of which is planned for
Mississauga. We are working closely with Infrastructure Ontario (10) on the project, which will
be developed and constructed under the provincial Alternative Finance and Procurement

(AFP) model.

After an extensive realty search and site selection process in conjunction with |0 Realty
Services and CBRE, ErinoakKids was pleased to have recently entered into a conditional
purchase and sale agreement with SmartCentres (Derry-Ten Limited) to acquire an
approximate 6 acre parcel of land on the northwest corner of Hurontario Street and the future
extension of Ambassador Drive (see Figure 1 - Context Map), for the planned new

Mississauga facility.

During our due diligence and planning process, we were made aware of the new Draft
Gateway Corporate Centre Character Area, which depicts a new road running north-south
parallel to Hurontario Street and through the lands we are in the process of acquiring. We are
strongly opposed to this new north-south minor collector road as it would cut through our
acqulsition parcel and significantly compromise our ability to develop the property to address
our complex facility and program needs. The current configuration of the acquisition parcel
was a result of extensive negotiations with SmartCentres and accounted for other
development constraints, and Is based on our projected long-term program needs. Therefore
-reconfiguring the acquisition parcel is problematic.

We therefore respectfully but strongly urge the City to reconsider the need and proposed
location for the subject new north-south minor collector road.
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We look forward to working the City on the ErinoakKids project, and would be pleased to
discuss our concerns further with City Staff at the earliest opportunity.

We would request to be circulated on all future meeting or approval notices with respect to this
matter. ‘

Regards,

Bridget Fewlrell

President & CEO _
ErinoakKids Centre for Treatment and Development
Serving Peel, Halton and Dufferin County

cc: E. Sajecki, Commissioner of Planning and Building (ed.sajecki@mississauga.ca)

D. Haas, Office of the City Clerk (diana.haas@mississauga.ca) .

M. Ball, Director, Development and Design, Planning and Building
(marilyn.ball@mississauga.ca)

W. Alexander, Director of Infrastructure Planning, Transportation and Works
(wendy.alexander@mississauga.ca)

G. Woods, 10 (geoff.woods@infrastructureontario.ca)

D. Macay, 10 (david. macey@infrastructureontario.ca)

G. Broll, GSAI (glenb@gsal.ca)

O. Richichi, SmartCentres (orichichi@smartcentres.com)
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FIGURE 1 — CONTEXT MAP
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DATE: August 19, 2014

TO: Chair and Members of Planning and Development Committee
Meeting Date: September 8, 2014

FROM: Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT: Proposed Amendments to Mississauga Official Plan for the

Gateway Corporate Centre Character Area — Supplementary
Report on Comments

RECOMMENDATION: That the amendments to Mississauga Official Plan proposed in the
report titled “Proposed Amendments to Mississauga Official Plan for
the Gateway Corporate Centre Character Area — Supplementary
Report on Comments”, dated August 19, 2014, from the
Commissioner of Planning and Building, be approved.

BACKGROUND: On September 17, 2012, Planning and Development Committee
considered the report titled “Proposed Amendments to Mississauga
Official Plan (2011) for the Gateway Corporate Centre Character
Area” dated August 28, 2012 from the Commissioner of Planning and
Building and directed a public meeting be held to consider proposed
official plan amendments as recommended in the report.

A public meeting was held by the Planning and Development
Committee on October 15, 2012, At that time, a report titled
“Proposed Amendments to Mississauga Official Plan (2011) for the
Gateway Corporate Centre Character Area - Public Meeting” dated
September 25, 2012 from the Commissioner of Planning and Building,
was considered.
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On June 23, 2014, Planning and Development Committee considered
the report titled “Proposed Amendments to Mississauga Official Plan
for the Gateway Corporate Centre Character Area — Report on
Comments” dated June 3, 2014 from the Commissioner of Planning
and Building (see Appendix 1). The report dealt with proposed land
use changes, high level urban design policies, identification of light
rail transit stations and additional roads to be added to the road
network and recommended changes where warranted.

Representatives for three property owners in the Gateway Corporate
Centre Character Area asked that their lands be removed from the
approval of the amendments, as proposed in the staff report. Planning
and Development Committee agreed to defer a decision on these
properties subject to staff meeting with them to discuss their concerns.
Representatives of the Orlando Corporation also made a written
request to have their lands deferred from the approval.

The recommendation of Planning and Development Committee
(PDC-0050-2014) stated:

“That the amendments to Mississauga Official Plan proposed in the
report titled “Proposed Amendments to Mississauga Official Plan for
the Gateway Corporate Centre Character Area — Report on
Comments”, dated June 3, 2014, from the Commissioner of Planning
and Building, be approved; with the deferral of Destination at
Mississauga Inc., Derry Ten Ltd., and Highland Farms pending further
discussion with staff.”

Meetings were held with representatives of the four property owners
that expressed concerns. While the majority of issues have been
resolved, the remaining issue for all four property owners is the
proposed requirement for additional roads into the Gateway Corporate
Centre Character Area.

It is anticipated as the City matures and Corporate Centres start to
intensify, options to move people and goods efficiently are needed.
The proposed finer grain road network would assist with this.
However, land owners continue to be concerned how any proposed
network would impact their lands and the ability to accommodate
additional development. Therefore, it is recommended that the
proposed policies regarding new roads be deferred and staff report
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COMMENTS:

FINANCIAL IMPACT:

CONCLUSION:

back on this matter at a future meeting of the Planning and
Development Committee.

Amendments to Mississauga Official Plan are proposed to reflect the
findings of the Hurontario/Main Street Corridor Master Plan that was
approved by City Council in July 2010. The proposed amendments
are as follows:

o identify the Hurontario Street Intensification Corridor;

e identify transit station locations;

o redesignate lands from Business Employment to Office along the
frontage of the Hurontario Street Corridor and particularly, at
major transit station locations; and

e prohibit land extensive, auto dependent uses from fronting onto
the Hurontario Street Corridor.

The details of these proposed amendments are contained in the report
titled “Proposed Amendments to Mississauga Official Plan (2011) for
the Gateway Corporate Centre Character Area” dated August 28, 2012
as further amended by the reports titled “Proposed Amendments to
Mississauga Official Plan (2011) for the Gateway Corporate Centre
Character Area — Public Meeting” dated September 25, 2012; and
“Proposed Amendments to Mississauga Official Pan for the Gateway
Corporate Cenire Character Area — Report on Comments” dated

June 3, 2014 with the exception of proposed policies and mapping
regarding the additional road network which are to be deferred.

Not applicable.

Establishment of a new land use framework for the Gateway
Corporate Centre Character Area, in support of the introduction of
light rail transit to the Hurontario Street Corridor, is a significant city
building initiative. The vision for this Corridor of a high density,
prestigious office destination is supported by higher order transit along
Hurontario Street. The proposed land use framework initiative
supports the Province’s Growth Plan, Metrolinx’s Regional
Transportation Plan (the Big Move) and Mississauga’s Strategic Plan.
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Report titled “Proposed Amendments to Mississauga
Official Plan for the Gateway Corporate Centre
Character Area — Report on Comments” dated June 3,

2014 from the Commissioner of Planning and

Building

ATTACHMENTS: Appendix 1:

/‘/ Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Karen Crouse, Policy Planner

’§K:\PLAN\POLICY\GROUP\20M Hurontario LRT\Gateway\Supplementary Report\Supplementary Report on Comments - Overall.doc
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DATE: June 3, 2014

TO: Chair and Members of Planning and Development Committee
Meeting Date: June 23, 2014

FROM: Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT: Proposed Amendments to Mississauga Official Plan for the
Gateway Corporate Centre Character Area - Report on
Comments
Ward 5

RECOMMENDATION: That the amendments to Mississauga Official Plan proposed in the
report titled “Proposed Amendments to Mississauga Official Plan for
the Gateway Corporate Centre Character Area — Report on
Comments”, dated June 3, 2014, from the Commissioner of Planning

and Building, be approved.

REPORT o The preliminary engineering design for the Hurontario Light Rail
HIGHLIGHTS: Transit project is complete and the Transit Project Assessment
Process (TPAP) is scheduled to be completed by August 2014;

o Responses are provided to comments received on the proposed land
use designations and policy changes that will establish a land use
framework to support light rail transit on the Hurontario Corridor;

and

o The following key issues identified through the public consultation
process are addressed: '
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the vision for the Hurontario Corridor;

the need for additional road network;

office development and absorption rates;

the urban design vision;

parking standards;

existing uses; and _
delineation between Office and Business Employment lands.

0O 0O 0o CcC © O

BACKGROUND:

On October 15, 2012, a public meeting of the Planning and Development
Committee was held to consider proposed amendments to Mississauga
Official Plan for the Gateway Corporate Centre Character Area to
implement the findings of the Hurontario/Main Street Corridor Master
Plan. The following link can be used to view the report titled “Proposed
Amendments to Mississauga Official Plan (2011) for the Gateway

Corporate Centre Character Area” dated September 25, 2012:
http://wwwS.mississauga.ca/agendas/planning/2012/10_15_12/ [tem2Gateway.pdf

Several landowners attended the meeting and/or submitted
correspondence expressing concern with the proposed official plan
amendments as presented. Appendix 1 is a Response to Comments
Table outlining the concerns noted by landowners and the staff response
to each concern, Appendix 2 is a compilation of the proposed changes to
the policies of Mississauga Official Plan. It includes the
recommendations proposed in the report presented to the public on
October 15, 2012, as further amended by the recommendations contained
in this report. The Gateway Character Policies have been amended since
the October 15, 2012 public meeting. Appendix 2 reflects these
amendments and minor wording and numbering changes that do not alter
the intent of the policies. Appendix 3 is an excerpt from the minutes of
the October 15, 2012 Planning and Development Committee meeting.
Appendix 4 contains all written correspondence received regarding the
proposed amendments.

Subsequent to the October 15, 2012 public meeting, staff met with
various landowners to get a better understanding of their concerns. This
report provides responses to the comments received and recommends
approval of a new land use framework for the Gateway Corporate Centre
Character Area.
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COMMENTS:

The Transit Project Assessment Process (TPAP) for the Hurontario Light
Rail Transit Project was initiated on February 19, 2014. This is the
culmination of the preliminary engineering design work for light rail
transit from Port Credit to Downtown Brampton that commenced in
2011. This work has identified the proposed station locations and the
location for the maintenance facility. Approval from the Minister of the
Environment is anticipated in late summer 2014,

A report recommending amendments to Mississauga Official Plan to
identify the transit station locations on the Hurontario Corridor was
presented to Planning and Development Committee on April 14, 2014
and the statutory public meeting was held-on June 2, 2014. Identification
of the transit station locations along with the land use framework for the
Gateway Corporate Centre Character Area proposed by this report will
ensure that the City is positioned to move forward on the Hurontario
Light Rail Transit project.

The proposed amendments to Mississauga Official Plan presented in
October 2012 were as follows:

o identify the Hurontario Street Intensification Corridor;

o establish a new land use framework for the Gateway Corporate
Centre Character Area;

e identify additional road network requirements in the Gateway

- Corporate Centre;

o identify transit station locations;

o redesignate lands from Business Employment to Office along
the frontage of the Hurontario Corridor and at major transit
station locations; and

o prohibit land extensive, automobile dependent uses from
fronting onto the Hurontario Corridor.

Key issues identified through the public consultation process are
discussed below.

1. Vision for Hurontario Corridor

The vision for the Hurontario Corridor is fo create:
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o acomfortable and convenient rapid transit service;

o abeautiful street with attractive places and vibrant economic
activity; and

o new development customized to the varying and distinct nature
of each existing community and sensitive to adjacent stable
residential neighbourhoods.

Orlando Corporation questioned Hurontario Street being referred to
as Mississauga’s University Avenue in the rationale supporting the
proposed Official Plan Amendments. They assert that this analogy
overstates the street’s potential for the following reasons:

the two streets are vastly different in length;

o densities and the intensity of uses are starkly different; and,

o there can never be a true mix of uses on Hurontario Street given
the land use restrictions dictated by the Airport Operating Area.

The reference to Hurontario Street being Mississauga’s University
Avenue has been used over the years as an example of what
Hurontario Street can become. This reference is not in Mississauga
Official Plan. The comparison has been made to convey the
concept of a grand boulevard as an entrance to the City and link to
the Downtown, This concept is a longstanding goal and the addition
of light rail transit enhances the importance of Hurontario Street.
While Hurontario will never compare directly with University
Avenue in terms of length, densities and mix of uses, it is intended
to serve a similar role and as such, it is important that the land uses
and the design of the Hurontario Corridor reflects its role.

It is intended that the Gateway Corporate Centre portion of
Hurontario Street become a prestigious office location within
Mississauga and the GTA with office concentrations along the
Corridor, particularly at major transit stations. |

A complete mix of uses (commercial, residential, employment) on
Hurontario Street within the Gateway Corporate Centre is not
possible due to its location within the Airport Operating Area.
Sensitive land uses such as residential, schools and nursing homes
are prohibited from locating in the area because of airport noise.
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However, the Hurontario Corridor as a whole, from Port Credit to
Highway 407, will achieve a complete mix of uses.

2. Additional Road Network

Some stakeholders questioned the City’s rationale for introducing
additional roads in the Gateway Corporate Centre Character Area.
One of the key principles of Mississauga Official Plan is to create a
fine-grained system of streets throughout the City to improve
overall connectivity. It is particularly important adjacent to the
Hurontario Street Corridor to support light rail transit and in this
context, in Gafeway Corporate Centre. Additional roads will:

o create multiple routing and turning options that will distribute
vehicles and goods and services traffic through the parallel road
network;

o provide additional access points for properties on the Hurontario
Corridor as there will be limited direct access onto Hurontario
Street;

o provide pedestrians and cyclists a greater variety of routes
providing improved connection and accessibility within the area
and the surrounding areas as well as to the proposed light rail
transit network; and

o support the urban form vision along the Hurontario Corridor.

As the official plan policies for other sections of the Hurontario
Corridor are reviewed in the context of supporting light rail transit,
additional road network will be considered and recommended as

appropriate.
3. Office Development and Historic Office Absorption Rates

Orlando Corporation states that the amount of office space being
designated in the Gateway Corporate Centre is not attainable or
sustainable. It is asserted that the amount of land proposed to be
designated for office does not reflect the City’s historic office
absorption rates nor does it adequately account for planned and
forecasted office growth, and will result in supply exceeding
demand in the context of the overall GTA office market.
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The office designations proposed for the Gateway Corporate Centre
represent long-term capacity for office development and recognize
that sites may develop in a variety of built forms and evolve over
time. Some sites may be built at the minimum height of three
storeys, while others may develop at greater heights. At first, on-
site parking may be provided at grade, but as landowners
contemplate redevelopment or intensification of their sites,
structured parking may be provided. It is expected that initially,
office densities will be relatively low but will increase when light
rail transit is built and land values increase.

The Province’s Growth Plan has been updated through Amendment
2 to include population and employment forecasts to 2041. The
Provincial Policy Statement (2005 and 2014) allows planning for
infrastructure, including transit, beyond a 20 year timeframe. To
appropriately plan for light rail transit, it is imperative that the Jand
uses support the infrastructure investments that are being made.

4. Urban Design Vision

A number of stakeholders questioned the urban design vision for the
Gateway Corporate Centre and the proposed block structure shown
on the preliminary public realm plan. The vision for the Gateway
Corporate Centre is for the area to transform into a series of vibrant,
new office employment nodes integrated with the light rail fransit
stations. These nodes will connect adjacent areas to the transit
stations. Urban public spaces will define each node and will be a
place where employees and visitors to the area can access various
amenities. The public realm plan sets out the principles for
pedestrian-friendly places including how buildings interface with
the street.

Further refinements to both the public realm plan and the built form
standards are being made to reflect the preliminary engineering
work that has been prepared for light rail transit and other ongoing
initiatives. This work will be presented at a later date to provide
further direction on the implementation of the Gateway Corporate
Centre Character Area policies of Mississauga Official Plan.
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5. On-Site Parking and Reduced Parking Standards

A comment was received that all parking should be provided below
grade and that the City should be working towards reduced parking
standards.

At the present time, most office buildings in the Gateway Corporate
Centre have at-grade parking. The current economics of
development does not support underground parking. However, as
land values increase and a finer-grained network of streets and
blocks is introduced, it is anticipated that parking will have to be
accommodated either underground or in above-grade structures
based on reduced block sizes.

Once light rail transit is built, greater opportunities to reduce
parking standards will exist. People will have more choice in how
they get to and from work, Currently, many office developers are
providing parking at a higher rate than required by the
Mississauga’s Zoning By-law. A city-wide review of parking
standards with a focus on areas identified for intensification is
scheduled to commence in 2015.

6. Existing Uses

The proposed amendments to Mississauga Official Plan will result
in a number of uses that will no longer conform to the vision for the
area and become legal non-conforming. Several landowners
expressed concern that this would be a hardship for uses that are
currently operating in the Hurontario Corridor,

The realization of the vision for the Gateway Corporate Centre
Character Area will take a considerable amount of time. While
existing uses that do not meet this vision should eventually
redevelop in accordance with the vision, allowing uses to continue
as they exist on the day that the proposed amendments come into
effect is a reasonable transition strategy.

Tt is also reasonable to allow limited expansions to existing uses on
a site specific basis depending on the proposed use, its location
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along the Hurontario Corridor and proximity to a major transit

station.

It is recommended that a new policy be added that recognizes uses
that legally exist on the date the proposed amendment comes into
effect. These uses would become legal conforming. It is anticipated
that over time, these uses will be redeveloped in keeping with the
vision for the Gateway Corporate Centre Character Area.

One such existing use is Highland Farms, a 5.6 hectare (13.8 acre)
retail commercial property located at the northeast corner of
Matheson Boulevard East and Hurontario Street. The use is legally
permitted on lands designated Business Employment through an
exempt site policy which allows commercial uses.

It was proposed that the lands be redesignated to Office and that the
exempt site policy be removed, resulting in the existing Highland
Farms use becoming legal non-conforming. While staff continue to
recommend that the site be redesignated to Office, retention of the
exempt site policy with some modifications is now proposed that
will:

o allow existing as well as new commercial uses;
e allow for the limited expansion of the existing use; and,
o recognize the proposed road network when the site redevelops.

This would make the existing use legal conforming and allow for
additional development. However, sensitive land uses including
residential are not permitted to be developed as the site is within the
Airport Operating Area. When the site redevelops, the proposed
policies will require development to be in accordance with the
vision for the Hurontario Corridor. '

7. Delineation Between Office and Business Employment

The property owner at 50 Admiral Boulevard (Flo Components |
Ltd.) expressed concern with the proposal to redesignate his lands
from Business Employment to Office. The property is located on
the south side of Admiral Boulevard, east of Hurontario Street. The
intent of the proposed policies is to redesignate the frontage lands
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STRATEGIC PLAN:

along Hurontario Street and lands surrounding the proposed transit
station at Derry Road to Office. It is recommended that lands
further east along Admiral Boulevard, including the Flo
Components Ltd. lands, remain designated Business Employment.

It is also recommended that the proposed road that is intended to
bisect this block (north/south) be moved to the western propetty line
of Flo Components in order to be aligned with the rear property line
of the lot fronting Hurontario Street,

The proposed amendments to Mississauga Official Plan for the
Gateway Cofporate Centre Character Area support the following
Strategic Pillars, goals and actions contained in the City’s Strategic
Plan:

MOVE: Developing a Transit Oriented City
o Connect our City
o  Action 5: Promote alternatives to the automobile along
major corridors
o Action 9: Improve the transportation network for
pedestrians, cyclists and automobiles
o Action 10: Encourage walking by establishing maximum
block sizes
o Build a Reliable and Convenient System
o Action 13; Establish transit stops within a 10-minute walk
o Direct Growth
o Action 18: Require development standards for mixed-use
development to support transit '
o Action 19: Accelerate the creation of higher-order transit
Infrastructure

PROSPER: Cultivating Creative and Innovative Businesses
o Attract Innovative Business
o Action 4: Develop knowledge-based industries

o Meet Employment Needs
o Action 6: Cultivate and nurture the business environment
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FINANCIAL IMPACT: Not applicable.
CONCLUSION: Establishment of a new land use framework for the Gateway

ATTACHMENTS:

Corporate Centre Character Area in support of the introduction of
light rail transit to the Hurontario Corridor, is a significant city
building initiative. Rapid transit with the proposed land use
designations and policies aligns with the Province’s Growth Plan,
Metrolinx’s Regional Transportation Plan (The Big Move), and
Mississauga’s Strategic Plan.

Appendix 1: Response to Comments Table

Appendix 2: Compilation of Proposed Amendments to Mississauga
Official Plan (Sections 5.4 Corridors and 15.3
Gateway Corporate)

Appendix 3: Record of Oral Submissions: Excerpt of Minutes of
Planning and Development Committee Meeting,
October 15, 2012

Appendix 4: Record of Written Correspondence

EgAn

Edward R. Sajecki

Commissioner of Planning and Building

Prepared By: Karen Crouse, Policy Planner

NJ\K:\PLAN\POLICY\GROUPUOM Hurontario LRT\Gateway\ReportonComments_June3-2014_3.doc
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APPENDIX 2

Compilation of Proposed Amendments to Mississauga Official Plan

(Section 5.4 Corridors and 15.3 Gateway Corp\nrate)

New Text — Shaded _
Deleted Text — Strike through

54 Corridors

Mississauga was planned with a grid of arterials,
which have historically served as the chief conduits
for moving cars and freight. This grid now forms the
basis of a system of Corridors.

Corridors connect various elements of the city to
each other. Over time, many of these Corridors will
evolve and accommodate multi-modal transporfation
and become attractive public places in their own
right with complementary land uses. Corridors are

Figure 5-15: Corridors connect the city and link communities, They are
where people experience the city on a day-to-day basis and over time
will accommodate multi-modal transportation facilities. Dundas Strest
and Hurontario Street have been identified as areas where growth will
be directed.

important elements of the public realm, as they link
communities and are locations where people
experience the city on a day-to-day basis.

Some Corridors have been identified as appropriate
locations for intensification. Additional policies have -
been deve[dped for Intensification Corridors to
recognize their development potential. ' '

5.4.1 A Corridor is generally comprised of the
road right-of-way as well as the lands on either side
of the.road. The Corridors are shown conceptually
on Schedule 1c: Urban System - Corridors.

5.4.2 Where Corridors run through or when one
side abuts the Downtown, Major Nodes,
Community Nodes - and Corporate  Centres,
development in those-segments will also be subject .
to the policies of the City Structure element in
which they are located. Where there is a conflict,
the policies of the Downtown, Major Nodes,
Community Nodes and Corporate Centres will take
precedence.

5.43 Corridors that run through or abut the
Downtown, Major Nodes, Community Nodes and
Corporate Centres are encouraged to develop with
mixed uses oriented towards the Corridor.

5.4.4 Development on Corridors should be
compact, mixed use and transit friendly and
appropriate to the context of the surrounding
Neighbourhood and Employment Area.

545 Where higher density uses within
Neighbourhoods - are directed to  Corridors,
development will be required to have regard for the
character of the Neighbourhoods and provide
appropriate transitions in height, built form and
density to the surrounding lands.




65.4.6 Local area plans will review land use and
design policies.for Corridors and may delineate the
boundaries of Corridors.

6.4.7 Land uses and building entrances will be
oriented to the Corridor where possible and
surrounding land use development patterns permit.

5.4.8 Corridors will be subject to a minimum
building height of two storeys and the maximum
building height specified in the City Structure
element in which it is located, unless Character Area
policies  specify alternative  building  height
requirements or until such time as alternative
building heights are determined through planning
studies. Except along Intensification Corridors and
within Major Transit Station Areas, the minimum
building height requirement will not apply to
Employment Areas.

6.4.9 Transit services infrastructure will utilize
Corridors to connect Intensification Areas.

5.4.10 lLocal area. plans will consider the
appropriateness of transit supportive uses at the
intersection of two Corridors. Local-area plans may
permit additional heights and densities at these
locations provided that the development reduces
the dependency on cars and supports the policies of
this Plan.

5.4.11 Hurontario Street and Dundas Street have
been identified as Intensification Corridors. These
are Intensification Areas. Additional Intensification
Corridors may be identified in the future.

5.4.12 Not all segments = of Intensification
Corridors are appropriate for intensification.
Planning studies for Intensification Corridors will
identify appropriate locations for intensification and
the appropriate densities, land uses and building
heights.

5.4.13 Low density residential development will be
discouraged from locating within Intensification
Corridors,




BRITANA

AL

sum;f: ARTERY

AYENJE EAST

VEST

EGLHTON

-"—IP ptown Majpr
f Node

= "5 GATE PAEL
— Downtown
Core .

RoAD

BIRNHUMTHORPE

Downtown
Falrview

RDag

Downtown
Cooksvlile

Mavrs

Downtiown
Hospital '
s N KLY

Mineola
elghbourhoog

g °) =
bl .
LAKESHORE. ROAD hrﬁi;. LAKESHORE 2 ) )

e TS Port Credlt
Community Node

2012 September
V- 1.000

Elements

Downtavin

B2 Maor Node
Community Node
Nelghbourhood

Corporate Centra

Map 6-1 Hurontarlo Street Intensification Carridor




153 Gateway Cai‘perai:é

V-1.000

Lepend

Subject Araa

@ Speclel Slte
O Exempt Slte

"
o~

Map 15-3: Gateway Corpurate Centre Character

Area

15.3.1 Urban Design Policies

16.3.1.1 The focus of these policies is to promota
high quality urban design and built form. These
policies are also intended to reinforce and enhance
the image of Hurontario Street as the main north-
south Corridor through the city.

Hurontario Street Corridor Development Policies

16.3.1.2 The purpose of the following urban design
policies is to define principles for the ‘physical form
and character of Hurontario Street:

a. encourage a high quality urban design in the
built form which is distinctive and urban in
character, and which contributes to the identity
of Hurontario Stfeet as a pnnctpal city
thoroughfare gk ToLuErans

b. encourage a high standard of public and private
realm streetscape design that is coordlnated

and comprehenswe BV j
SHaten Eag] which includes street furn;ture
publlc art butldlng forecourts open space,

7 -e street related with
§ ; active .
bU|Id|ng elevatlons and fenestration formmg an
mtagrated hnk between the bUI|dInQ and the

d. encourage the development of a unique
Hurontario Street character, and enhance its
image through the creation of streetscape
design, prominent intersections, built form
features, an iniegrated public and private realm
and gateway features;

g. orient the most active and architecturally
detailed building facade to the public street by
use of main entrances and a large percentage of
fenestration addressing the streetscape;




locate parking facilities at the rear and/or side of
buildings instead of between the front of the

design buildings with sufficient height, mass
and width of street frontage to define and frame
the street; ;

complete the road system to improve C\)clist
and pedestrian movement, vehicular and
servicing access, and to create usable and
accessible development parcels;

integrate the principal and the accessory uses,
within individual buildings;

encourage the continued development of varied
and innovative prestige buildings;

encourage development" that provides a safe
and convenient pedestrian environment that
o campromoetes—the—use—ef  Hurontario

Street as & major transit corridor;

minimize building setbacks from the streetline(s)
while  balancing  continuous  landscaping
between the building and the street and
pedestrian linkages to the public sidewalk;

y encourage the appropriate transition of built
form between buildings;

provide for safe, pleasant and convenient

pedestrian movement from the public sidewalk .

and on-site parking areas to the principal
building entrance(s);

discourage the fragmentation of land parcels
that will inhibit the eventual development of
employment  uses. Encourage  land
consolidation, in particular at the principal
intersections to facilitate useable development
parcels;

priority will be given to pedestrian movement
when accommodating both pedestrian and
vehicular traffic. Design efficient parking

facilities to avoid circuitous routes and dead end
aisles;

encourage built form (outside the gateway and
main intersection areas) to incorporate a high
level of physical continuity, cohesion and linkage
between buildings, from block to block, and
from street to street;

create a sense of prominence at the
intersections of Hurontario Street, HREcVigjol
e a Al Bn Areas Ir-additente-these-subjest
to-Speeiat-Site—Pelieies, by integrating features
such as, tall, more distinctive buildings located
close to the strest, unigue Iandscepe and
streefscape treatment, ﬁﬁs ]
elevated and distinguishing rooflines;

internalize, screen and minimize visual impacts
of the semvice and loading facilities from the

_streetscape, public view, pedestrian walkways,

and abutting uses;

the submission of a concept plan will be

. required for all development applications to

demonstrate how the urban design policies will
be implemented;-and

development applieations will also have regard
for the urban design guidelines in the urban
design manual entitted Upper Hurontario
Corridor - A design'mandate for excellence; Hi




15.3.2 Land Use

156.3.2.1 Notwithstanding the-BusiressErmpleyment
Policies of this Plan, single storey financial
institutions and freestanding restaurants of all types
which are not substantially screened from
Hurontario Street by a building in place at the time
of development will ‘not be permitted on land
adjacent to Hurontario Street.”
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alessieliishne slngle storey ﬂnanmal mst!tut[ons
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substantially screened from Hurontario Street by a
building, will-be-perrnitted-as—they-exist-on-the-day
%hese—faehefes—eeme—me{zﬁeet—medw
that-the reeenstruction-or—afteration-of these—uses
may-be-permitied-if-the-propesal-results-iA-a-visuat
er—functiopal—improvement—of —the—site—whieh
achieves—the—intent—and—pelicies—ef—the—Gateway

I

§ e ——

Subject Area

| — —— Existing Roads

== Proposed Local
Roeds

--—— Proposed Minor {1
Collector Roads

—=— Approvad Future,
Rbed

2012 September
V-

" 7T

Map 16.3-1: Gataway Corporata Centre Character Area
Road Natwork

R



18.3.3 Special Site Policies

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

policies.

15.3.3.1 Site 1

16.3.3.1.1 The lands identified as Special Site 1 are
located at the four corners of Hurontario Street and
Derry Road East/Derry Road West, and Hurentario
Street and Courtneypark Drive East/Courtneypark
Drive West.

15.3.3.1.2 Notwithstanding the

Business—Ermpleyment—designation and the Urban
Design Policies in Section 16.3.1.2 for these lands,
the following additional policies will apply:

.

e}é}s%lﬂg—FﬁB%Bf—V&hi&le—seﬁ‘fee—S{aﬂeﬁfgas—bﬂf
sites-at-the-seutheast-and seuthwest-eerpers—of
Derry— Road—East/Bery—Read—West—and.
encouraged—te—be—redeveloped—fer—other




@
T

existing-gas-barat the-seutheast-cernerof Derry
ﬂqe-feeeﬂs%faeﬂeﬁ—er-m{e%aﬂeﬁre#%he—eméﬂﬁg
carwash-ai—theseutheast-cerneref-Hurentarie
Street end-Derry-Read-East-may be-permitted i
the—preposal—results—in—e—visual-er—funetional
. : : : 3 o
intent—and—policies—of—the—Gateway—Distriet
Policies;

accessory commercial uses will generally be
limited to a maximum of 30% of the total
Gross FloorArea. Freestanding accessory
commercial uses will not be permitted.
Accessory commercial uses must be
contained within the same building as the

principal use;

assembly of lands at the Hurontario
Street/Derry  Road  intersection  is -
encouraged

prior to development -of the lands at the
Hurontario Street/Derry Road intersection,
an internal access concept will be prepared
to the satisfaction of the Transportation and
Works Department;

these lands represent the principal
intersections along the Hurentario Corridors
north of Provincial Highway 401 (Derry Road
East/Derry Road West and Courtneypark
Drive  East/Courtneypark Drive  West).
Development abutting the intersections
should highlight these locations as focal
points within the streetscape, given their
high profile and visibility.

In addition to the Urban Design Policies in
Section 15.3.1.2, these lands will be subject
to the following:

e built form at the corners of the

intersections should have prominence,
Bi@Boccupy a majority of the streetline.
TFhe—reeenstruction—ef—the —serviee

o buildings with minimal frontal setbacks
with active street oriented elevations,
main front doors and fenestration
integrated with the streetscape; and

regard will be given to the design guidelines
as outlined in the urban design manual
entitled Upper Hurontario Corridor - A design
mandate for excellence during the
processing of development applications.
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© 15.3.3.2 Site 2
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156.3.3.2.1 The lands identified as Special Site 2, also
known as the City Wide Gateway, are located on
both sides of Hurontario Street, south of the
northerly municipal boundary.

15.3.3.2.2 Notwithstanding the Bl

Business—Employment-designation and the Urban
Design Policies in Section 16.3.1.2 for these lands,
the following additional policies will apply:

.

. ®

a—trotor—vehicle—service —sentro—wil—be
ﬁefmiﬁed_—eﬁ—%he—eas{—Side—ef—HﬁFeﬂ%afiﬂ
Street—seuth—ef—the—cleetric—transmissien
prior to a development proposal, the
applicant will provide a concept hlan
demonstrating internal traffic and pedestrian
circulation to the satisfaction of the City;

Special Site 2 should function as the primary
‘gateway" into Mississauga from Brampton
and areas to the north. A *gateway" should

_promote distinctive built form, landscaping

and street furniture elements as visual
landmarks to identify the City entre and

reinforce a quality image.

This location is the prime opportunity to
initiate a "gateway' into a civic boulevard of
this calibre over the longer term. The
achievement ‘of this goal will rely on
distinctive elements in both the public
boulevard (i.e. feature planting, signage and
decorative elements) as well as abutting
development.

Built form in this location should not be seen
as 'background" development but should
create distinctive landmarks by creative use
of building massing, architectural features,
higher buildings and integrated built form as
a 'signature” for Mississauga. Further, a
transition should be provided between the
highway scale of Provincial Highway 407 .
and the more urban scale of the street
corridor through graduated change in
setback, character and attention to design
detail; and

regard will be given to the design guidelines
as outlined in the urban design manual
entitled Upper Hurontario Corridor - A design
mandate for excellence during the
processing of development applications.




15.2.3.3 Site 2

15.3.3.3.1 The lands identified as Special Site 3, also
known as the District Gateway, are located on both
sides of Hurontario Street, north of Provincial

Highway 401.

16.3.3.3.2 Notwithstanding the Ea@' Bero,

the following additional policies will apply:

d.

the District Gateway should providé the
principal entry feature into the abutting
Business Employment areas from Provincial
Highway 401 and areas to the south.
Development in this area should promote a
quality image for this business community
and reinforce its upscale image as a
corporate  address  and destination.
Opportunities ~ for  secondary  landmark
huildings should be promoted in order to
highlight the entry point and provide
orientation points. Built form should provide
for a transition in scale from the broad
expanses of Provincial Highway 401 to the

more contained urban corridor appropriate to

Hurontario Street;

regard will be given to the design guidelines
as outlined in the urban design manual
entitled Upper Hurontario Corridor — A design

C.

mandate for excellence during the

processing of development applications;

for the lands identified as 3A, Section
16.3.1.2 (e}, Hurontario Street Corridor
Development Palicies shall not apply and is
replaced with the following:

the building(s) be designed with a
pedestrian street entrance facing Hurontario
Street; and

a visual and functional pedestrian link be
incorporated ~ between  such  building
entrance and the public sidewalk to
encourage transit usage; and

for the lands identified as 3B and 3C,
Sections 15.3.1.2 {e); {f) and (I}, Hurontario
Street Corridor Development Policies shall
not apply and are replaced with the

following:

an access aisle between the building(s) and
Hurontario Street, will be permitted; -

a generous landscape  buffer  be
incorporated along the Hurontario Street
frontage to screen vehicle parking areas;
and

for lands identified as 3B:

o one row of parking between the
building(s) and Hurontario Street for all
permitted uses except office will be

permitted;

o the building(s) be located close to the
"Hurontario Street frontage on lands
identified as 3B;

o the building(s) be designed with a
pedestrian  street entance  facing
Hurontario Street on lands identified as

3B: and

o a visual and functional pedestrian link
be incorporated between such building
entrance and the public sidewalk to




encourage transit usage on lands
identified as 3B.

15.3.3.4.1 The lands identified as Special Site 4, also
known as the urban corridor of Hurontario Street,
are located on both sides of Hurontario Street, south
of Derry Road East/Derry Road West,

15.3.3.4.2 Notwithstanding the BRlGIEsP OIS RIaR
Emg#eymeﬁt—de&igna%@&—eﬂ—thes&%&ﬁds the
following additional policies will apply:

a,

from’ an urban design  perspective,
development along the connecting corridors
should establish a continuity of the urban
fabric along the street and a defined "edge"
and "frame" for the street volume.

The urban corridor of Hurontario Street
should provide the common denominator of
built form character linking the special
features outlined above within a strong
overall theme. Buildings along the urban
corridor should have a.consistent setback,

_height and building street frontage. These

same elements of consistency should also
provide a defined scale for the street and a

visual frame for the street as a foundation for

~ a quality image; and

the follbwing general principles should apply -
to the urban corridor of Hurontario Street:

broader streetline setback range on
development with substantial landscape
area;

substantial building coverage oriented to
streetling;

active building frontages oriented to the
public street by use of pedestrian entrances
and fenestration to make the building
activities an integral part of the street;

encourage  consolidation  of  vehicular
entrances;

"background" architecture to create a unified
street frame; and

signage limited in scale and integrated with
architecture (detailed guidelines have regard
for Hurontario Streetscape Guidelines -
south of Highway 401); and

regard will be given to the design guidelines
as outlined in the urban design manual
entitled Upper Hurontario Corridor - A design
mandate for excellence during  the
processing of development applications.

1



15.3.3.5 Site 5

LONGSDE

BOULEVARD

. SUPERIDR  BOULEVARD

V-1.000

16.3.3.6.1 The lands identified as Special Site 5, also
known as the urban corridor of Derry Road
East/Derry Road West, are located on both sides of
Derry Road East/Derry Road West, east and west of
Hurontario Street.

15.3.3.5.2 Notwithstanding the

@EEmﬁleymeﬂ{—demgﬁaﬂeﬂ—eﬂ—thése—l&Hds the

following additional policies will apply:

a. from an urban design perspective,
development along the connecting corridors
should establish a continuity of the urban
fabric along the street and a defined "edge”
and “frame” for the street volume. '

The urban corridor of Derry Road East/Derry
Road West should provide the common’
denominator of built form character linking
the special features outlined above within a
strong overall theme. Buildings along the

urban corridor should have a consistent

setback, height and building street frontage;

b. the following general principles should apply
to the urban corridor of Derry Road
East/Derry Road West:

broader streetline setback range on
development with substantial landscape
area; . ’ ~

substantial building coverage oriented to
streetling;

active building frontages oriented to the
public street by use of pedestrian entrances
and fenestration to make the building
activities an integral part of the street;

encourage  consolidation of  vehicular
entrances;

. “background" architecture to create a unlﬂed

strest frame; and

signa'ge limited in scale and integrated with
architecture (detailed guidelines have regard
for Hurontario ‘Streetscape Guidelines -
south of Highway 401); and

regard will be given to the design guidelines
as outlined in the urban design manual
entitled Upper Hurontario Corridor - A design
mandate for excellence during processing of
the development applications.
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15.3.3.6 Site 6

15.3.3.6.1 The lands identified as Special Site 6 are
located on the east side of Hurontario Street, south
of Provincial Highway 401.

a. for the lands identified as B6A, Section
16.3.1.2(e), Hurontario - Street  Corridor .
Development Policies shall not apply and is
replaced with the following:

o the building(s) be designed with a
pedestrian street entrance facing Hurontario
Street; and

o a visual and functional pedestrian link be
incorporated  between  such  building
entrance and the public sidewalk to
encourage transit usage; and -

b. for the lands identified as 6B, Section
16.3.1.2(e), (f) and (), ‘Hurontario Street
Corridor Development Policies shall not apply
and are replaced with the following: .

o two rows of parking between the
buildings(s) and Hurontario Street, will be
permitted; '

e an access aisle between the building(s) and
Hurontario Street, will be permitted; and

e

a generous landscape  buffer  be
incorporated along the Hurontario Street
frontage to screen vehicle parking areas.

15.3.3.7 Site 7

AVEBURY
HURo

V-1.000

15.3.3.7.1 The lands identified as Special Site 7 are
located on the west side of Hurontario Street, south
of Provincial Highway 401.

(5]

b.

For the lands identified as 7A, Section
16.3.1.2(e), Hurontario Street Corridor
Development Policies shall not apply and is
replaced with the following:

the building(s)- bs designed with a
pedestrian street entrance facing Hurontario
Street; and

a visual and functional pedestrian link be
incorporated  between  such  building
entrance and the public sidewalk to
encourage transit usage; and

For the lands identified as 7B, Section
16.3.1.2(e), () and (), Hurontario Street
Corridor Development Policies shall not apply
and are replaced with the following:

an access aisle between the building(s) and |
Hurontario Street, will be permitted; and

13



o a generous landscape  buffer  be 15.3.3.9 Site 9

incorporated along the Hurontario Street
_frontage to screen vehicle parking areas.

15.3.3.8 Site 8

165.3.3.8.1 The lands identified as Special Site 8 are
located at the northwest corner of Sandstone Drive
and Hurontario Street. o

a. Section 15.3.1.2(e), Hurontario Street
Corridor Development Policies shall not apply
and is replaced with the following:

e the building{s) be designed with a
pedestrian street entrance facing Hurontario
Street; and :

o a visual and functional pedestrian link be
incorporated ~ between  such building
"entrance and the public sidewalk to
encourage transit usage.

CANTAY
ROAD

BR!TAl\!NIA ROAD WEST

15.3_.3.9.17 The lands identified as Special Site 9 are
located at the southwest corner of Sandstone Drive
and Hurontario Street.

a. Section 15.3.1.2(e), Hurontario Strest
Corridor Development Policies shall not apply
and is replaced with the following:

o the building(s) be ‘designed with a
pedestrian street entrance facing Hurontario
Strest; and

o a visual and functional pedestrian link be
incorporated ** between  such building
entrance and the public sidewalk to
encourage transit usage; and

b. Section 15.3.1.2(f) and (I}, Hurontario Street
Corridor Development Policies shall not apply
if the existing building is expanded.

14



15.3.4 Exempt Sites

15.3.4.1 Site 1

RIDGE st it Lﬂd
s
t
=
T
=

16.3.4.1.1 The lands identified as Exempt Site 1 are
bounded by Matheson Boulevard East, Hurontario
Street, Watline Avenue and Whittle Road.

16.3.4.1.2 i\otwnhstandmg thelBBloBaIe s :
pFWtF%m%&EFHﬁWﬂ%’dE&Qﬁ%W

commercial uses will also be permitted..

Thesé policies aré under appeal:
5.4.8
15.3.1.2 (i)

Proposed Schedule Changes:

Schedule 1: Urban Systerﬁ

Schedule 1c: Urbiah System - Corridors
Schedule 2: Intensification Areas
Schédule 5: Long Term Road Netwark

Schedule 6: Long Term Transit Network

Schedule 10: Land Use Designations
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Planning & Development Committee -3- October 15, 2012

A-fourth (4™ ground sign fronting Courtpegpark Drive East.

(©)

n the north elevation of the building
where the main entrance to the

To permit the folldwing: 7‘

(i) € (1) fascia sign located
which does not face a street o
building is located.

— (J. Tovey)
L..03-SIG (2011)

2. PUBLIC MEETING
Proposed Amendments to Mississauga Official Plan (2011) for the Gateway
" Corporate Centre Character Area (Ward 5)
File: CD.03.GAT

Councillor Dale, Chair, called this public meeting to order at 7:05 p.m.

Karen Crouse, Development Planner addressed the committee with respect to the
proposed amendments to the Mississauga Official Plan. She outlined the area
context, the rational behind the establishment of the policies, the proposed zoning
changes, the amended land use designations and the proposed fine grain grid road
network. She noted the office development trends in the City of Mississauga from
2007 — 2011 and spoke to the potential for office development. Ms. Crouse outlined
the next steps for the proposed amendments to the Mississauga Official Plan (201 1)
for the Gateway Corporate Centre Character Area noting that a report on comments
‘would be brought back to the Planning and Development Committee.

The following persons were in the audience and spoke to the item:

Leo Longo, Arid and Berlis LLP -
Paul Lowes, Sorensen Gravely Lowes Planning Associates Inc.
Jason Cannuel (sp).

Abe Fisher

‘Brian Parker, Gowlings
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Leo Longo, representing the Orlando Corporation addressed the committee and
outlined his client’s concerns with the proposal. He noted that the planning horizon
for the proposal did not conform with the Provincial Policy Statement 2005, the Peel
Official Plan or the Mississauga Official Plan, and suggested that the office space
gross floor area (GFA) specified in the plan would not be attainable or sustainable.
Mr. Longo further suggested that due to intrinsic differences, the Gateway Corridor
could not be compared to University Avenue. He also outlined the limitations of the
proposed Light Rail Transit (LRT) because it would only service employees that live
north or south of the area. Mr. Longo raised concerns with the fine grid road
network that was intended to enharce pedestrian movement noting that mixed uses
in the area would ensure that pedestrians would have destination areas to walk to.
He suggested that the fine grain road network would prevent the intensification of
office space and constrain development and raised a concern with respect to the
proposed underground parking suggesting that structured parking be permitted. He
also raised a concern with un- stated urban design guidelines and spoke against
-architectural constraints. Mr. Longo sought clarification as to whether or not the
amendments would affect the Ontario Municipal Board settlements that had been
made regarding Orlando Corporation land.

Councillor Mullin noted that the City of Mississauga had to establish a vision for the

~area and noted that the City's goal was for people to live and work within the City
which was why office development was important. She addressed the issue of
underground parking and stipulated that the goal was not to have parking in front of
buildings and instead, the vision was to have buildings come up to the street to
create a specific street scape. Councillor Mullin requested that staff respond to the
affect the proposed Official Plan amendments would have on the settlements made
regarding Orlando Corporation land. Ms. Crouse noted that the Orlando Corporation
and the City had approached the Ontario Municipal Board with settlements regarding
a number of blocks of land and that setbacks, parking areas and building
placements had been negotiated. ' '

Paul Lowes, representing Coppa Properties addressed the committee and noted
that Coppa Properties owned 50 Matheson Boulevard and operated Hyland Farms
on the property. He noted his client's concern with redesignating the lands from
business employment to office. Mr. Lowes indicated that the property owners had a
vision for a pedestrian friendly site which would not be possible if only office
development was permitted. He requested that site specific permission be
-maintained to allow the Hyland Farms grocery store to remain.

Councillor Saito inquired as to whether or not Coppa Properties had looked at the
feasibility of mixed uses along the front of their property. Mr. Lowes indicated that
the property owner had looked at the possibility but there was an issue with
maintaining an appropriate amount of parking. Councillor Saito suggested that with
the amount of parking available on the site, office and retail development could likely
be achieved and Mr. Lowes noted that single storey retail or office space may be
possible. Madam Mayor noted that the store and warehouse was larger than most
grocery stores and suggested that this space could be utilized further noting that due
to the size of the building there was much potential. Councillor lannicca made
comments with respect to the history of the site.
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Jason Cannuel (sp) representing the owners of the Fairfield Inn and Suites at 35
Courtney Park Drive West addressed the committee noting that the owners had
planned to develop the land adjacent to their property with a new hotel and wanted
to ensure that any re-designation of land would not negatively impact this
development. - Ms. Crouse noted hotels, banquet halls and convention centres would
be permitted. )

Abe Fisher (sp) responded to a comment made by Mr. Longo with respect to the
limitations of the LRT. He noted that as Mississauga Transit services areas east
and west of the Gateway Corporate Centre, the LRT could be utilized by all

residents working in the Gateway Corporate Centre area. He noted his support for
the use of underground parking and suggested that parking standards be reduced to
avoid gridlock. He suggested that development should be a minimum of three (3)
storeys and include mixed uses so that residents can live, work and play in the same
area. He also suggested that buildings be-brought to the street's edge and noted
that he disagreed with reducing block sizes as larger blocks would benefit
development. He also suggested that a design review panel be established and that
more transit stops be installed in the Gateway Corporate Centre area.

Brian Parker, representing the owner of 50 Admiral Boulevard addressed the
committee and noted that the property was two blocks east of Hurontario Street and
housed Flow Components Inc. which was a light industrial operation. He further
stipulated that the lands were to be re-designated as business office. He noted
concern that Flow Components would not be able to expand under the proposed
amendments and expressed concern that the company would be restricted to a legal
non-conforming status. He noted his support for a higher density and the LRT. Ms.
Crouse noted that the property was located in a transition area and indicated that
staff would be willing to discuss where the dividing line between land designations

" should be. The committee suggested that Mr. Parker and his clients meet with staff
to further discuss the issue.

Mayor McCallion moved the following motion which was voted on and carried:

PDC-0059-2012

1. That the report titled “Proposed Amendments to Mississauga Official Plan
(2011) for the Gateway Corporate Centre Character Area’, dated September
25, 2012 from the Commissioner of Planning and Building, be received.

P That the submissions made at the public meeting he received.

3. That staff report back to Planning and Development Committee on the
submissions.
4, That the following correspondences be received:

(a) Email dated October 12, 2012 from David Riley, Planner, Sorensen
Gravely Lowes Planning Associates Inc., including a letter and
attachments dated October 11, 2012 from Paul Lowes, Principal,
Sorensen Gravely Lowes Planning Associates.
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(b)  Email dated October 12, 2012 from Yvonne Choi, Land Use Planner,
Wood Bull LLP, Barristers and Solicitors and attached letter dated
October 12, 2012 from Sharmini Mahadevan, Wood Bull LLP,
Barristers and Solicitors.

(c) Email and attached letter dated October 15, 2012 from Lori
McPherson, Bousfields Inc.

(d) Email dated October 15, 2012 from R[co Grella, RIChI” Construction
Ltd.

File: CD.03.GAT
APPROVED = (Mayor McCallion)

This public meeting closed at 7:59 p.m.

3. Informatieg Status Report — Removal of “H" Holding Sytfol Application to permit
Phase 2 of the Amacon Parkside Village SubdivisionA?art of Lot 19, Concession 2,
N.D.S, west sideof Confederation Parkway, north,8t Burnhamthorpe Road West.
Owner/ Applicant:

File: H-OZ 12/001 WH

agenda and item number foun(4), both dealt with Amacon Parkside Village.

Councillor lannicca moved _,"-"i ying motion which was voted on and carried:

PDC-0060-2012

That the Report dated Sé
Building outlining theetalls of the proposed dBy
application for re ' al of the “H” holdmg symbol

ptember 25, 2012, om the Commissioner of Planning and
elopment concerning the

I the downtown, to permit Phase 2
\{-0Z 12/001 W4, Amacon
3sjon 2, N.D.S., be received

FILEZH-OZ 12/001 W4
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APPENDIX 4

RECORD OF WRITTEN CORRESPONDENCE

Leo Longo on behalf of Orlando Corporation — presentation notes
Paul Lowes on behalf of Highland Farms
Brian Parker on behalf of Flo Components — 50 Admiral Boulevard

Laurie McPherson of Bousefields Inc. on behalf of Antorisa Investments
Inc.

Victor Labreche on behalf of A&W Food Services of Canada Inc.,
McDonald’s Restaurants of Canada Ltd., the TDL Group Corp., Wendy’s
Restaurants of Canada Inc. and the Ontario Restaurant Hotel and Motel

Association (ORHMA)
Rico Grella of Richill Construction

Sharmini Mahadevan of Wood Bull on behalf of Derry-Ten Limited (two
letters)

Erinoak Kids
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APPENDIX 4
ITEM #1

Speaking on behalf of Orlando Corporation

Purpose is to highlight some of client’s concerns with the Staff

Report and the proposed OPA

Can advise we have already met with staff on 2 occasions to
discuss these concerns. We expect to continue that dialogue in the
hopes of finding common ground while this OPA works its way

through the public process.

In no particular order, Orlando’s concetns include the following 6

matters:

1. Staff have advised that the planning horizon contemplated by
the Hurontario vision discussed in the Staff Report as being

50-100 years.

While we understand the need to look beyond the current
planning horizon when considering long-term transhit plans,
we cannot ignore the fact that this 50-100 year timeframe
greatly exceeds the permitted planning horizons of the PPS
2005, Growth Plan, Peel OP and Mississauga OP and is

inconsistent with and fails to conform to these planning

documents,



2. Staff have not yet been able to advise how much office space
GFA would likely result from the introduction of this

‘Hurontario vision and these proposed OP policies.

We believe the proposed OP designations and the office
space GFA depicted on the conceptual “Public Realm Plan”

does not take into consideration:
e the city’s historic absorptions rates for office space;

o the planned and forecasted office employment growth
for the City as exptessed in the Growth Plan, Peel OP
and Mississauga OP;

o that other municipalities also make provision for office
development...and this supply exceeds demand;
As a result, the amount of office space is neither attainable
nor sustainable.
3. City Council and staff have referred to the vision of
Hurontario in the Gateway Corporate Area as being
Mssissauga’.s' opportunity for a “University Avenue™,

That analogy fundamentally overstates the true practical

potential of Hurontario for a number of reasons,

Discuss graphic.



o Drastically different lengths.

True mixed use [office, residential, institutional,
commercial] vs. primarily = the single proposed

employment use of office.

o Density/intensity served by a regional transportation
system fUm'on Station Hub, Go Trains; subway lines
N/S. and E/W] vs. much more limited p1oposed N/S

rapid tran31tway along Hur omauo

0 Hurbntario development is :affcc_ted by the inherent
building height and land use restrictions . within the
Airport-_Opératiqn Area and the current composite noise
contouts. | | o

This makes Hurontario intriﬁs’icalIy different than University
Avenue. As a result, realistic long—terrﬁ goals should be

sought,

; Sta,ff has adwsed That the proposed “finer grain” road pa‘ff:em
is not based on any traffic ana1y31s but 1is meant to enhanoe

pedestrian  movement ~and cerfain urban  design

considerations,

This proposed road pa‘fterli again fundamentally overstates
- what is needed and what is practical:
3



o With the predominant proposed land use being solely
that.of office space employment...ifs‘elf a destination
use...there will not be any demand or reason -why
employees would be utilizing the proposed road pattern

- for pedestrian purposes;..no other uses to walk to..,no

retail...no residential...

e The most important factor is that the roéd_ pattern vﬁll
prevent the very intensification of office space that the
-Staff Report contemplates, The finer grade road pattern

- will -@_Q‘nsﬁ‘am site planning and structured parking
options that can utilize the larger developﬁent blocks

that currently exist along the Hurontario corridor,

o Staff have advised us that they are not suggesﬁn_g that
all parking be underground but the development
concept s only contemplating underground patking
based ﬁpon the ‘depioted. built form. This is entirely
unrealistic and unrﬁarketable arid needs ﬁll';,ther

consideration,

5. The removal of ceitain business employment uses, especially
on the Orlando lands north of Hwy 401, is not ‘appl'opltiéte

‘and is contrary to planning approvals for those lands which



-have either been recently approved by City Council and/or
settled before the OMB,

OPA 40 & its implementing zoning by-law — May 5, 2010 —
settlement approved by OMB

Madill Rezoning — 'By~Law_l 0178-2012 — approved by
Council on September 12,2012

These approvals were secuied:

o under the current planning regime Wwhich included

«the Hurontario Rapid Transitway; and

in good faith with the City and the belief that a

settlement is a settlement,

6. Orlando has concerns respecting piroposed OP language ,
which speaks of establishing transformative urban dssign.
guidelines, The City ought to be very careful when
considering such archjj['echn'él. controls on the private ,;cealml |
and finalize satne after full consultation with the private

sector.

o Orlando has developed office space south of Hwy 401 over the last
25 years and has sufficient land south of the 401 for such exclusive

 office usage for the next 25-40 years as intensification occurs,



e To be clear ... we support the LRT plan and support the

intensification over time of Hurontario Street south of the 401,

o We remain willing to explore- and discuss with council and staff
alternative  approaches and policies  that reflect market |
considerations while still achieving many of the. concepts
contained in the Staff Report respecting the City’s desired vision
for the Gateway: .Co'rpo.rate Atea.

e Thank you for your attention.,

13291875.1
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ATTENDIX 4
ITEM #2

Sorensen Gravely Lowes

K@ Planning Associates 1Inc.
i

Principals: Warren Sorensen, r.eng, MCIP, RPP

1547 Bloor Street West : Catherine Gravely, MEs, MCiP, RPP
Toronto, Ontaric M6P 1A5 Paul Lowes, MES, MoiP, RPP
Telephone (416) 923-6630 ‘ Carol-Anne Munroe, Mcip, ReP
October 11, 2012 "~ Project: HF.MS

Mississauga City Council

c¢/o Diana Haas, Office of the City Clerk
300 City Centre Drive

Mississauga, ON L5B 3C1

Dear Members of Council:

Re: Pi'oposed Amendments to Mississauga Official Plan (2011) for the Gateway
Corporate Centre Character Area

We represent CCIL Ltd, and LCIL Ltd., carrying on business as Coppa Properties, who are the
owners of 50 Matheson Boulevard Bast and who operate a Highland Farms supermarket at that
location. We have reviewed the proposed amendments to the Mississauga Official Plan (2011)
for the Gateway Corporate Centre Character Area, and wish to provide you with our comments.

The amendment proposes to redesignate the lands fronting on Hurontario Street from Business
Employment to Offices, permitting offices as a primary use and accessory retail and service
uses at grade. Office buildings adjacent to the future transit station planned for the Hurontario
and Matheson intersection would have a minimum height of 3 storeys.

The amendment also proposes to delete the site-specific policy that applies to the Highland
Farms property. Currently, the property.is subject to the following provisions under the new
Official Plan:

15.3.4.1.1 The lands identified as Exempt Site 1 are bounded by Matheson Boulevard
East, Hurontario Street, Watline Avenue and Whittle Road

15.3.4.1.2 Notwithstanding the provisions of the Business Employment designation, all
forms of general commercial uses will also be permitted, except motor vehicle uses and

drive-throughs.

The amendment proposes to delete these provisions, stating in the corporate report that “7) hese
lands are being redesignated Office and free-standing retail is not permitted on the corridor.
The current use is not in keeping with the vision for the corridor.”



Q% Sorensen Gravely Lowes

Planning Associates Inc, page 2

On April 30® 2010, prior to the City’s adoption of the Mississauga Official Plan, we expressed in
a letter to the City our concern about the proposed policy applying to the Highland Farms site
(see Attachment 1). In this letter, we requested that the City carry forward the permissions for
“Special Site 1” from the Mississauga Plan to the new Mississauga Official Plan, specifically
‘permitting “all forms of retail commercial uses, “including Jree-standing restaurants and
Jinancial institutions, except motor vehicle commercial uses and drive-throughs”, We noted in-
this letter that the site has long been designated for a range of commercial uses and that it has
been our client’s interest to intensify the site with additional commercial uses.

On June 8™ 2010, the City released a Report on Comments, attempiing to address all comments

_ received by staff on the Draft Official Plan, including our letter dated April 30® 2010 as
described above. This report claimed that our comments had been addressed through
recommendation #3, which states that exempt sites “may be developed in accordance with their
land use designation and/or the uses permitted by the individual exempt site” (see Attachment
2). This recommendation did not address our concern, as it did not say that existing development
rights in the Mississauga Plan would be carried over to the new Official Plan.

On June 28" 2010, we submitted a letter to the City explaining that our concerns had not been
addressed, and requested that they be addressed (see Attachment 3). Later that day, we received
an e-mail from Ron Miller, Senior Planner with the City, stating that the response to our
comments in the Report on Comments should have made reference to recommendation #132
rather than #3, and that this was an error, Recommendation #1372 states that the exempt sites in
the new Official Plan will permit development rights currently permitted by the Mississauga
Plan, This message was re-iterated on page 7 of the September 7 2010 Corporate Report (see
Attachment 4), '

Planning the Hurontario corridor for office development is laudable, but this is a very long term
prospect and existing long established uses should be recognized as the City has previously
agreed to. As such, we do not support the removal of the site specific policies applying to our
client’s Jands. Further, we are of the opinion that the intensification of {his site with retail uses
brought up to Hurontario Street would an appropriate and desirable interim form of development
for this site until the site is redeveloped for office use.

The City is also proposing to change existing policy 1.5.3.2.2, which has implications for our
client’s lands. The changeis shown with strikeout (to be deleted) and bolded text (to be added)
as follows: '

_ : ekey; Bxisting buildings that do not nieet the built Sorm
policies including single storey financial institutions, free-standing restaurants, Sfree-
standing retail commercial uses and drive- throughs, which are not substantially

screencd from Hurontario Street by a building, Wﬂl—be—pem‘eteekaﬁ—they—eﬁst—eﬁ—the—é&y
n fﬂ"";ﬁﬂ

s . .
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a
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Planning Associates Inc. page 3

C‘q Sorensen Gravely Lowes

the-vision-for-the Corridoz: will be encouraged to redevelop in keeping with the vision
Jor the Hurontario Corridor.

According to the corporate report, the rationale for this change is as follows: “Clearly states that
existing buildings that do not meet the built form Jor the Corridor will not become legal non-
conforming and are encouraged to redevelop in keeping with the vision Jor the Hurontario
Corridor. This statement is confusing, as it is our opinion that the proposed policy change would
result in the existing uses becoming legal non-conforming, :

We welcome the opportunity to discuss our comments further with staff. Please consider this
letter as our formal comments on the proposed amendments to the Mississauga Official Plan
(2011) for the Gateway Corporate Centre Character Area.

Yours very truly,
SORENSEN GRAVELY LOWES PLANNING ASSOCIATES INC.

Lowes, MCIP, RPP
Principal

Copy Ms. Karen Crouse, Policy Planning Division, City of Mississauga

Ms. Marilyn Ball, Director, Development & Design Division, City of Mississauga

Mr. John Calvert, Director, Policy Planning Division, City of Mississauga

Mr. Ed Sajecki, Commissioner, C. ity of Mississauga Planning and Building Department
Mr. Charles Coppa, Highland Farms Inc.



ATTACHMENT 1
Sorensen Gravely Lowes

k@ Planning Associates Inec.

Principals: Warren Sorensen, p.gng, Mcip, RPP
508 Davenport Road Catherine Gravely, Mes, Mcip, rep
Toronto, Ontaric M4V 1B8 Paul Lowes, Mes, Mcip, RPP

Telephone (416) 923-6630 : . 5
Facsimile (416 8256916 Senior Associate: Carol-Anne Munroe, Mcir, rep

April 30, 2010 ' Project: HF.MS

Marianne Cassin

City of Mississauga

Planning and Building Department
Policy & Planning Division

300 City Centre Drive
Mississauga, ON L5B 3C1

Dear Marianne:
Re: Draft Mississauga Official Plan — Exempt Site (Highland Farms Property)

We represent CCIL Ltd. and LCIL Ltd., carrying on business as Coppa Properties, who are the
owners of 50 Matheson Boulevard East and who operate the Highland Farms supermarket at that
location. We have reviewed the Draft Mississauga Official Plan as it applies to this property, and
wish to provide you with some comments and points of clarification.

The City proposes to identify the Highland Farms property as an “exempt site”, which would
allow “all forms of existing mixed commercial uses” to continue but removes the permission for
additional retail commercial uses on the property. '

The Mississauga Plan currently identifies the Highland Farms property as “Special Site 17, which
allows the permitted uses within the Business Employment designation as well as “all forms of
retail commercial uses, including free-standing restaurants and financial institutions, except motor
vehicle commercial uses and drive-throughs”. The recent Hurontario Corridor Study and
subsequent OPA 40 confirmed the permission of retail commercial uses on site, but restricted the
permission of 1-storey free-standing financial institutions within 100 metres of Hurontario Street.

The site has long been designated for a range of commercial uses and it has been our client’s
interest to intensify the site with additional commercial uses. This intent has previously been
brought to the attention of the City planning staff.

We strongly believe that the intensification of this site with retail uses brought up to Hurontario
Street would be an appropriate and desirable form of developmént.



u% {  Sorensen Gravely Lowes
. Planning Associates Inc, page 2

We cannot support the proposed Draft Mississauga Official Plan as written and request the
existing permissions in the Mississauga Plan to be carried forward in the Draft Mississauga
Official Plan for the Highland Farms Property.

We would welcome the opportunity to discuss this further with staff. Please consider this letter as
our formal comments on the Draft Mississauga Official,Plan. ’

“Yours very truly, - ‘ : . .
. SORENSEN GRAVELY LOWES PLANNING ASSOCIATES INC,

Paul Lowes, M.E.S., MCIP, RPP
Principal .

Copy Mr. Charles Coppa, Highland Farms Ine.
Myr. John Calyert, Director, City of Mississauga Planning and Building Department
M. Ed Sajecki, Commissioner, City-of Mississauga Planning and Building Department



ATTACHMENT 2

Appendix 3

Response to Comments Table

The Plan should include
all amendments
adopted by City
Council,

Planning and Since the plan was
Building ¢ prepared, Official Plan
Department amendments were

adopted, but not

e ONE SR el

That the Plan be revised by incorporating all Official Plan
amendments adopted by City Council subsequent to the
preparaticn of the Plan and prior to City Council adopting the
Plan.

2 e R-é’gk- IaE hIEN A
That 1.1 second paragraph be revised to read:

accordance with thelr
designation and/or the
uses permitted by the
exempt sites.

Planning and ackground, | Upon further review, The proposed reavision
| Building second this paragraph should is acceptable, ) _ [
Department paragraph also address the Natural Mississauga Official Plan provides a new policy framework to
Areas System (NAS). 0 5 xpand the Natural Are.
System., direct growth to where it will benefit the urban
form,...
Planning and 1.1.4 (fHowto | The development rights | The second last That the second last sentence of 1.1.4 (1) be deleted and
Building Read ' of exempt sites are sentence of 1.1.4 (f) replaced with:
Department Mississauga unclear. should be amended to . . ,
Plan clarify that exempt e lands be developed in accordance with their land
sites may be use designation andfor the uses permitted by the individual
developed in sxempt site,

Delete 1.1.4 nn and replace with Figure (See Appendix 4)

The draft Mississauga Officlal Plan Is referred to as "the Plan". The existing Officlal P!aﬁ Is referred to as "Misslssauga Plan"



Paul Lowes,
Sorensen,
Gravely, Lowes
on behalf of
.CCIL Ltd. and
LCIL Ltd.

Appendix A:

Exemipt Sites

The identification of
Highland Farms as an
exempt sita does not
permit all the uses
currently permitted by
the Speclal Site Policles
in Misslssauga Plan.

This Is cealt with by
recommendation 3.

133.

No act!nn-r.équired.

Zdana Fedchun
Areta Lloyd,
Roma Clasper,
0.Komarnicky

Appandix A:
Exempt Sites

The description of ’
exempt sites as “not
representative of the
visicn, direction and
planning policies of the
Plan" is too negative.

The description Is a
valld bas!s for the
identification of exempt
sites which are not
within.the vislon of the
Plan.

134,

No action required.

Zdana Fedchun
Areta Lloyd,
Roma Clasper,
O.Kamarnicky

Appendix A:
Exempt Sites

The Plan does not
explaln the review of
exempt sites during the
preparation of local area
plans.

Local area plans are
comprehensive
reviews of the planning
policy for defined areas
which could
redesignate lands to
recognize the exempt
land use, delete the
exempt site, confirm
the use, or continue
the exempt site,
‘depending on the
results of the study.

136.

No actien required.

60




ATTACHMENT 3 | .
Sorensen Gravely Lowes

U‘ Planning Associates Inc.
o ‘
| W

Principals: Warren Sorensen, p.eng, MCIP, RPP

509 Davenport Road Catherine Gravely, mes, Mcie, rep
Toronto, Ontario M4V 1B8 Paul Lowes, Mes, Mcip, RPP
Telephone (416) 923-6630 | Senjor Assaciate: Carol-Anne Munrog, Mcr, ee

Facsimile (416) $23-6916

June 28, 2010 ' Project: HF.MS

Planning and Development Committee
Policy & Planning Division

300 City Centre Drive

Mississauga, ON L5B 3C1

Dear Chair and Members of the Planning and Devélopmeﬁt Committee:

Re: Repurt on Comments — Draft Mlssmsauga Official Plan
Highland Farms Property

Thank you for your response to our letter dated April 30, 2010, where we expréssed concern with
the Draft Mississauga Official Plan and the proposed permitted uses on Exempt Site 1 in Gateway
Corporate Centre, the Highland Farms property.

In the “Report on Comments — Draft Mississauga Official Plan” report dated June 8, 2010,
Appendix 3 summarizes all comments received on the Draft OP and associated recommendations
to each comment, Recommendation # 133 addresses our letter, stating that “No action [is]
required” as our concern is dealt with by recommendation #3. While we support the changes in
this recommendation, the changes do not address the concerns we raised relating to the existing
permissjon of retail uses on the Highland Farms property.

It was our understanding that staff would carry forward all existing permitted uses in the
Mississauga Plan for “Special Site 17, which permit “all forms of retail commercial uses,
including free-standing restaurants and financial institutions, except motor vehicle commerc:lal
uses and drive-throughs”,

We request that the permitted uses for “Exempt Site 7] in the Gateway Corporate CeniIe District,
the Highland Farms property, reflect the existing permissions.

Yours very truly,
SORENSEN GRAVELY LOWES PLANNING ASSOCIATES INC.

7=

© Paul lLowes, M.E.S., MCIP, RPP
Principal



L

Sorensen Gravely Lowes _
Planning Associates Inc, . page 2

Mr. Charles Coppa, Highland Farms Inc. ,

Myr. John Calvert, Director, City of Mississauga Planning and Building Department
Ms. Marianne Cassin, City of Mississauga Planning and Building Department

Mr. Ron Miller, City of Mississauga Planning and Building Department .

Ms. Angela Dietrich, City of Mississauga Planning and Building Department

Mr. Ed Sajecki, Commissioner, City of Mississajiga Planning and Building Department
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Planning and Development Committee -6- | CD.03.MIS
L . September 7, 2010

"Mississauga requests the Ministry of Environment to take into
account existing regulatory standards, the cumulative effects of
emissions, and background pollutant concentrations prior fo
approving applications for Certificates of Approval.”

Staff have reviewed the Report of the Air Quality Task Force on the
Oakville Clarkson Airshed, dated June 24, 2010, and concluded that it
contains no further recommendations appropriate for the draft Plan.
However, the above-noted recommendation should be revised to
encourage the Ministry of Environment to establish higher regulatory
standards than currently used by the Ministry.

Retroactive Application of Official Plan Policies

Issue: Andrew Gassman, on behalf of MIRANET, suggested, with
reference to the Cliffway Plaza Site, that the draft Plan be applied to
current development applications.

Response: Ontario Municipal Board decisions have established the
principle that the Official Plan which is in force and effect at the time
a development application is the pIan which forms the basis for
evaluating the application,

Port Credit Local Area Plan

Dr. Geoff Edwards raised some concerns regarding the policies in the
Port Credit Local Area Plan as they apply to the development capacity
of his site. The Port Credit Local Area Plan contains the existing
polices of the Port Credit District Policies in Mississauga Plan. As
these policies are under review, it is inappropriate to amend them
through this process. Dr, Edwards' concerns have been referred to
staff responsible for the review of the Port Credit Local Area Plan.

Written Submissions at June 28, 2010 Planning and Development
Committee Meeting

Matters Dealt with by the Report on Comments

The following letters are dealt with in the report titled “Report on
Comments — Draft Mississauga Official Plan”, dated Junc 8, 2010;



Planning and Development Committee -7- CD.03.MIS
: September 7, 2010

o letter dated June 24, 2010 from Glenn Broll, Glen Schnarr and
Associates Inc,, on behalf of Chartwell, RioCan and Rockport; and

o letter dated June 28, 2010 from Paul Lowes , Sorensen, Gravely,
Lowes Planning Associates Inc. on behalf of Highland Farms,

These matters are dealt with by recommendations 1 and 132,
respectively, in Appendix 3 of the June 8, 2010 report and no further
action is required. Recommiendation | states that the Plan be revised to
incorporate all amendments adopted by City Council, which will
include the Chartwell, RioCan and Rockport amendment.

Recommendation 132 states that the policies of Exerhpt Sites (e.g.
Highland Farms) be revised to permit all development rights currently -
permitted by Mississauga Plan, '

Matters to be Dealt with by Development Applications

The followin g comments seek to amend the draft Plan or the Port
Credit Local ‘Area Plan to facilitate development applications by
seeking land use redesignations, the adjustment of character area
boundaries, and/or site specific policies. Consequently, they should be
dealt with through the development approval process. In the case of -
the letter from Robert Jarvis requesting a site specific deferral of the
Plan pending a hearing by the Ontario Municipal Board, the draft Plan
will be revised, if required, in accordance with the decision by the .
Ontario Municipal Board. -

o letter dated June 28, 2010, from Glenn Wellings, Wellings
Planning Consultants Inc.; _

e letter dated June 28, 2010 from Michael Gagnon, Gagnon and
Law, on behalf of White Elm Investments Ltd,;

e letter dated June 28, 2010 from Michael Gagnon, Gagnon and
Law, on behalf of Latiq Qureshi;

o letter dated June 28, 2010 from Michael Gagnon, Gagnon and
Law, on behalf of Azuria Group; and

e letter dated June 28, 2010 from Robert Jarvis,



lanning and
Bullding
Department

CreditVaIIey ‘
Consewatlgn )

Natural System,
10: Land Use
Designations
and all Local
Area Plans

5

Exempt Sites

Schadﬁ[es 3 -

A note should be added
to Schedules 3, 10 and
all Local Area Plans
Land Use Maps
Indicating that the limits
of the natural hazards
are for illustrative
purposes only. The
appropriate
Conservation Authority
should be censulted to
determine their actual
location. :

the existing use of lands
on Exempt Sites
permitted by the Plan,
but Is not part of the
Plan. Further, the uses
permitted on individual
sites needs to be
clarified.

Agreed.

ot O

Because Appendix A

establishes use rights,
it should be part of the
Plan.

Further, the policles of
each Individual Exempt
Site should be
amended to permit the
continuation of uses
permitted by the
exempt sites, as well
as the development
rights currently
permitted by
Mississauga Plan,

131.

That Schedules 3, 10 and all Local Area Plans be revised by
adding the following Note:

The limits of the natural hazards shown on this schedule are
for iflustrative purposes only. The appropriate Consarvation
Authority should be consulted to determine their actual
location.

e

That Appendix A be incorporated into the Plan.

That the policies of each Individual Exempt Site In Appendix A
of the Plan be amended to permit ths continuation of existing
uses, as well as all the development rights currently
permitted by Mississauga Plan.
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October 31, 2012
Brian T, Parker
: Direct 416-369-7248
i
ViA EMAIL brian.parker@gowllngs.com
File No, K054B8548

City of Mississauga
'Planning and Development Committee
300 City Centre Drive

Mississauga, Ontario L5B 3C1

Attention:  Ms. Laura Wilson
Dear Ms. Wilson:

Re: Proposed Amendments to Mlsmssauga Official Plan - Gateway Corporate Ceritre.
Character Area - 50 Admiral Road (the “Property”)

We are the solicitors on behalf of Norannmar Inc., the owner of the Property. The Property i is the
homeé of Flo Components Ltd. (“Flo”). On.behalf of both Norannmar Inc., and Flo, we addressed
your Planning Cominittee in this matter at its regular meeting of October 15 2012. Speclﬁcally, we
expressed our client’s. concerns respecting the proposed Official Plan Amendment and the serious
hardship that the ‘Amendrhent would pose to Flo’s business operations if it'is approved in its current
form.

Briefly, Flo is an automatic, greasing systems spccialist and the leading supplier of sophisticated
lubrication -solutions to. nlajor manufacturers in the mining and steel industries acioss Canada,
Originally established in 1977, Flo has been conducting its business at the 50 Admiral locataon since
the year 2000 when it purposely built its existing premises:

Flo’s premises comprise- apprommately 10,0000 sq. ft. consisting of approximately 3,000 sq. ft. of
businéss office function (fronting Admiral Road) and- apprommate[y 7,000 sq. fi, of product
development space located in the rear of the premises which is dedicated fo its specialty design,
fabricating and assembly operations, Flo currently employs approximately 40 persons.

Flo conducts its business. in accordance with the approved zoning of the Propcrty which is Business
Employment (E2) zoning. Based upon current salés and its fiscal position in the market, Flo
anticipates the need for a building, cxpansmn of 10,000+ 5. fi. in the next 3-5 years, This expansion
would be an as-of-right expansion based on the current zoning permission.

Thig expansion would not be penmtted if the proposed Gateway Corporate Amendments (the
“Amendmeits”) are approved in theit current form. The Amendments contemplate-a re-designation
of the Property from Business Employment to & pure Office designation which. would eliminate the
right for fabricating, processing and assembly type uses, thereby rendering the property legally non-
conforming.

Gowling Lafeur Hendersen e + Lawyers - Palenl and Tratle-matk Agenls
1 Firsd Canadian Place + 100 King Street Wesl « Suite 1600 - Toronto + Onlario « M5X 1G) - Canada T416-862-7525 F 416-862-7661 gowlings.com
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The Ame'r__ldlmént_s_ would foree Flo into having to seek its approval fo expand through the Committee
of Adjustment, with no- certainty. of siiceess. In short, from Flo's_ perspective, the :proposed

Amendments constitute an invitation o seek-an alternative location.

We quiestion. the intent of the Amendment in proposing an Office. designation for the'Property wheri

- clearly the Property does not directly Tront orr the corridor where value uplifi with the introduction of
Jight rail is targeted. Of equal concem is the jroposed location of the intended collector road which.
will be fouted immediately abutting Flo’s ¢asteilylot line further diminishing any prospects of faire.
building éxpansion, Both issues would likely have a signjficant. fiégative impact on the Flo propetty
and business but which can be reduced by thig proposal noted below. :

“The Planning Cortirnittee ‘jrivited _FIQ_"_-tb meet fiicther with ‘the. planning staff to discuss whetlier 4
'Xesb}};ﬁdji_ﬁ_h’;"zij(".__b_é’btiséiblé. We recently met on site with your-plannitig staff and from that meeting

we ‘helieve fhat 'a comprommiSe may ‘be’ possiblé. Based on the éxisting land :1isé :pattern ;in ithe

‘wnediate vicinity-of the Property; -4 case can b ihade for shiffing the location of the collector foad
fon the eiist, fo thé West side of the Properly. :

An altefative tonting aligned along the westerly, rather than the easterly property ling; wold niof
-conflict 1o-the ‘same” extent with the' existing built forrii, An altéinative xouiing would allow the
‘Property'to remain‘imder a Business Einployment: designafion whilestil] ‘providing the finér prain
Jitban blogk designfor office development-that the Amendrments s6ck 16 Achieve, in support of the
integration and intensification of ihe"LRT'S){s'ié:'cii ‘alonig the Hutrontario ¢ormridor,

In ‘summiary; it fémains Flo's diitention 10. expand ii_s'_'fb;igi;_lgﬁgi_ég__,,ggnfquj’_ity wnhthe Approyved
‘planning insttaments that ciirréntly-gover the Propetty, In our view the endorsement of a relotation
“Of the eollecok road fo the westside of 1he Property would noi undermine theobjective of a firer
grained ufban block structure, and ft would facilitate. Flo’s nieatsterr éxpansion plafis by allowing
the existing Business Employment designation {6 rémdin oh the Property. :

We wold ask-that Commitise consider ouf client’s positort and ultimately, o.direct.a modification:
10-the proposed Amendment by shifting the. collector road westerly, ‘and maintsinirip the Buisinéss
Employment designation of the Property. o '

Si-ncexje]'}“/,'

cc.- Flo Componerits 14d. (Chris Deckert) (via émi)

Karen Crouse (via ertail)

“TOR_LAWABO25057AL

Page 2



APPENDIX 4

BOUSFEELDS INC. ITEM #4

Project No, 1025
October 12, 2012

Mississauga City Council c/o Diana Haas
Office of the City Clerk

300 City Centre Drive

Mississauga ON

L5B 3C1

Dear Mayor and Members of Council,

Re: Gateway Corporate Centre Character Area — File OZ 11/018 W5
North-West corner of Derry Road West and Hurontario Street

We are the planning consultants for Antorisa Investments Inc. owners of a site
located on the north-west corner of Derry Road West and Hurontario Street,
legally known as Part of Lot 11, Concesslon 1 (“the Site”). In December 6, 2011,
we submitted applications for Official Plan Amendment and rezoning applications
on behalf of our client to permit a motor vehicle repalr facility.

At the time of our application, the proposed use was a permitted use and the
purpose of the application was o permit the building to be two (2) storeys while
having the appearance of a three (3) storey building to recognize the importance
of the corner.

We have reviewed to proposed amendments to the Official Plan with respect to
the Site. The proposed amendment would redesignate the Site from “Business
Employment" to “Office”. Given that the Site is extremely limited in size by the
requirements of the Region for the future transit, it is not feasible to develop it for
Office uses.

We understand that the proposed designations, policies and uses are in
anticipation of future rapid transit. Given that this is a long-term scenarlo, we
would respectfully request that our proposed amendment to permit a two (2)
storey motor vehicle repair facility (with the appearance of three (3) storeys) be
provided for in the Plan. '

Thank you for your consideration. If you require any further information, please

do not hesitate to contact the undersigned. Please include our firm on all
notifications pertaining to the Study and any Council decisions on this matter.

3 Church St., #200, Toronto, ON MSE 1M2 T 416-947-9744 F 416-947-0781 www.bousfields.ca



96 BOUSFIELDS inc.

Yours very truly,

" Bousfields ]nc.

é\/ n “Thoo
Laurie J. McPherson, B.E.S., MCIP, RPP ,

LMP/nh
cc: - Ralph Chiodo, Antorisa Investments Ltd,

Denise Baker, Townsend and Associates



APPENDIX 4
. _ ITEM#5
[Labreche Patterson & Associates Inc.

Professional Planners, Development Consultants, Project Managers

Our File: P-375-09 Q
October 11, 2012

Ms. Karen Crouse
Policy Planner

City of Mississauga
300 City Centre Drive
Migsissauga, Ontario
L5B 3C1

Dear Ms. Crouse;

Re: Proposed Amendments to Mississauga Official Plan (2011) for the Gateway
Corporate Centre Character Area
City of Mississauga

We represent A & W Food Sertvices of Canada Ihc., McDonald’s Restaurants of Canada Ltd.,
the TDL Group Corp. (operators and licensors of Tim Hortons Restaurants), and Wendy's
Restaurants of Canada Inc. as well as their industry association, the Ontario Restaurant Hotel
and Motel Association (ORHMA). We are providing this written submission to you on behalf of
our dlients after having reviewed the proposed amendments to the Mississauga Official Plan
(2011) for the Gateway -Corporaie Centre Character Area to determine if the proposed
amendments would apply to our clients' current and future operating interests. Please accept

this as our written submission on the subject matter

ORHMA is Canada’s largest provincial hospitality industry association, Representing over
11,000 business establishments throughout Ontario. its members cover the full spectrum of food
service and accoimmodation establishments and they work closely with its members-in the quick
service restaurant indusfry on matters related to drive-through review, regulations, and

guidelines.

Our clients have requested that we review the proposed amendments to the Mississauga
Official Plan (2011) for the Gateway Corporate Centre Character Aréa to determine if any
policies would apply to their current and future operating interests. This letter is consistent with
our previous submissions on the Mississauga Official Plan adopted by Council that is currently
under appeal. Please accept this as our written submission on the subject matter.

the Gateway Corporate Centre Character Area and more specifically Sections 16.3.2.1 and
15.3.2.2, the existing designation of "Business Employment” Is to be replaced with the "Office”
designation. Section 156.3.2.1 s to be deleted In its entirety as the existing permitted uses under
the "Business Employment” designation will no longer be permitted as per the “Office”

Based on our review of the proposed amendments to the Mississauga Official Plan (2011) for

2330-A1 Trillium Drive, Kitchener, Ontario N2E 3J2 - Tel: 519-896-5956 - Fax:519-896-6355
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designation, we object to this change. It is imperative to note that designating the majority of
the “Business Employrent” lands to “Office”, as per the rationale for the amendment to Section
15.3.2.1, the permitted uses available to locate along the Corridor are severely limited, and as

such thére is great potential for development to be restriot d or hindered in this area due to the
lack of variety of permitted uses. '

Further, Section 15.3.2.2 is to be arfiended to no longer aliow uses fo remain if said uses do not
conform 4o the. built form policies for the Corridor and encourage uses be redeveloped in
accordance with the *vision® of the Corridor. We do not necessarily agree with the overall vision
in this portion of the Hurontario Street Corridor; therefore we object to this policy as currently
drafted. : ,

'

For your reference, the member brand locations in this subject area are as follows:

- 25 Aventura Boulevard (Wendy's)

- 39 Aventura Boulevard (Tim Hortons) N

- 44 Britannia Road East (Tim.Hortons and Wendy's)
- 30 Courtneypark Road (McDonald's) '

It i oiir Understafiding that none of these locations would then comply with the: “vision” of the
Corridor:

. We have reviewed the material avallable regarding the proposed @ieridménts to the
Mississguga Official Plan_(2011) for the Gateway Corporate Centre: Character Area and there

are no related studies or éven detailed planning justification as to why this specific prohibition of
DTF within this Gateway Cofpbrété'Céﬁtl‘é Character Ared are ]_Llstifiéd.- h '

it-should be noted that we have filed appeals on behalf of the -above noted clients on the Cify of

Mississaliga’s New Official Plan. - Inéluded iri that appesl, we identified coricerns regarding .
multiple sections contained within the: Gateway Corporate Gentre Character Area as part of the

New Official Plan: '

- 8.16.3.241
= 8, 15.3.22
- 8.16341.2

All .of the: above. noted sections pertain td drive-through regulatioris within the Gateway
Corporate Centre, Character:Area. We recognize that through the Gateway Corporate Centre
Character -Area as part of the New. Officlal Plan for the City ‘of Mississauga, DTF-gpecific’
regulations are applicable alorig the: Cofridot, however; the proposed amendnierits. o ‘the.
Mississauga Official Plan for the Gateway Corporate Gentre Character Area no Tlonger
recognlze freg-standing .restalrarits or DTF as perhijtted uses. Therefors; the -drive-through
regulations are significantly worse with the draft amendnients-to the- Mississaliga Official Plan
(2011) for the Gateway -Corporate ‘Centre Character Area .when compared {o the- Gateway
Corporate Centre Character. Argd as part of the: New Official Plan. We -also hote that
fundamentally, we-object to the proposed amendmerits. to the Gateway Corporate Centre doing

forward ‘ahead of the final consideration: of the overall Misslssauga Official Plan until it is
cémpletely dealt with by the OMB. ' : ) ' -

Bas'ed"c'm the foregoing, we request an ‘opportunity to meet with. you to discuss our concerrs
with ‘the proposed amendments to the Mississatiga Official Plan (2011) for the Gateway

2



Corporate. Centre Character Area as detailed above and provide you with copies of the noted
material above upon reuest. Thank you for your consideration of our comments herein and we
look forward. to working with you to mutually resolve our concerns.

' Please also cofisider this letter our formal request to be provided with copies of all future

notices, reports, and resolutions relating to the proposed amendments to the Mississauga
Official Plan (2011) for the Gateway Corporate Centre Character Area. '

Yours truly,
Labreche Patterson & Associates Inc.

] g ; A

VictoF Labrache, MCIP, RPP
Senior Principal

Copy: Crystal Greer, Difector of Legislative Sefvices and City Clerk, Gity of Mississauga
" (via-&-mail: Grystal. greer@fississatiga.ca)

Johir Calvert, Director, Policy Planping Division, City of Mississauga
(via e-mail: john. calVerf@mississaiiga.ca) ‘

Susan. Tanabe, Manager, Cominjunity Planning, City of Mississatiga
(via'e-mail: susah. tahabe@mississauga.ca) i

Marco Monaco, ORHMA .
(via e-mail: mmariaco@orhma.com)

Leo Palozzl, The TDL Group Cotp.
(via-e-mall: palozzi leo@timhortons.com

Leslie Smejkal, The TDL Group Corp
(via e-mail: smeikal leslie@timhorfons.com)

Paul Hewer, McDonald's Restaurants of Canada Limited
(via e-mail: paul.hewer@ca.med.com)

Susali Toivle, Weiidy's Restauranis of Canada, Inc.
(via e-mail: sU’sé’h.foWIe@Weﬁst. corm)

Daitén Sim, A&W Fobd Seivices 6f Canada Inc.
(via e-inail: dsim@aw.com)

Michaél Polowin, Gowling Lafleur Henderson LLP
(via e-mall: michael.polowin@gowlings.com)




APPENDIX 4

ITEM #6
Karen Crouse : : ;
From: Rico Grella <richillconstruction@bellnet.ca>
Sent: 2012/10/15 10:44 AM
To! Diana Haas
Ce: Karen Crouse
Subject: Meeting October 16/12 - Gateway Corporate Centre

| am unable to attend the meeting this evening, however | would like to forward my views, My company has purchased
lands on the Hurontario Corridor In 1997 with the intention of building industrlal/retail units but have not been able to.
Had the lands been zoned for office use only, we would not of purchased them. Based on our experience the demand
for offlce space in the City of Mississauga is in low demand. We would like the lands to remain as “Business

_Employment”,
Regards,

Richill Constructlon Limited
Rico Grella ‘

10-5035 Timberlea Bivd,
Mississauga, ON

L4W 2W9



APPENDIX 4
ITEM #7

MUNICIPAL PLANNING BDEVELOPMENTLAW

12 October 2012

Sent via E-mail (diana.hass@mississauga.ca) :

Planning and Development Comumittee City Council
¢/o Office of the City Clerk c/o Office of the City Clerk
City of Mississauga City of Mississauga
300 City Centre Drive 300 City Centre Drive
Mississauga, ON L5B 3C1 ' Mississauga, ON L5B 3Cl1
Ms. Diana Haas
Office of the City Clerk
City of Mississauga

.300 City Centre Drive.

Mississauga, ON L5B 3Cl

Dear Sirs and Mesdames:

Re: Proposed Amendments to the Mississauga Plan
Gateway Corporate Cenfre Character Area Policies
Derry-Ten Limited - North Parcel (north of Longside Drive)

We are the solicitors for Derry-Ten Limited (“Derry-Ten”), the registered owner of three parcels of land
located in the southwest quadrant of Derry Road West and Hurontario Street, within the proposed

‘Gateway Corporate Centre Character Area.

Derry-Ten is concerned with the Proposed Amendments to the Mississauga Official Plan relating to the
proposed Gateway Corporate Centre Character Area (the “Draft Gateway Corporate Centre OPA”) as it
relates to its north parcel of approximately 26.9 acres, bounded by Hurontario Street, Derry Road West,
Maritz Drive and Longside Drive (the «North Parcel”). A corresponding submission is being provided
to the City under separate cover relating to Derry-Ten’s two southerly parcels of land.

Background

Derry-Ten has outstanding site-specific appeals before the Ontario Municipal Board with respect to the
2003 Mississauga Plan and the 2011 Mississauga Official Plan, Detry-Ten also has outstanding site-
specific appeals before the Ontario Municipal Board with respect to Official Plan Amendment No. 40 to
the Mississauga Plan and Zoning By-law 191-2009, the City initiated amendments to the Upper
Hurontario Street corridor area. The site-specific appeals before the Ontario Municipal Board relate to

the North Parcel.

Sharminl Mahadevan Direct: (416) 203-7345 smohadevan@woodbull.ca

&5 Quosen Strest West Sulte 1400 Toronto Ontarlo M&H 2M& T (416) 203-7160 F (416) _203—[1324' www,woodbull.ca



12 October 2012

The North Parcel is also the subject of development applications, which were originally submitted in
2003 and modified in December 2006. A modified development concept for the North Parcel was
provided to the City in January 2011, further to discussions with the City.

Concerns Relating to the Draft Gateway Corporate Centre OPA

Derry-Ten’s concerns with the Draft Gateway Corporate Cenhe OPA, as it relates to the North Parcel,
include the following; -

1. Any reduction in the number scope and/or location of p ermitted uses in the Draft Gateway
-Corporate Centre OPA.

2. . The location of any public transit or other infrastructure on or in the vicinity of the North Parcel.
3. Thc location of any proposed roads that traverse the North Parcel.

Derry-Ten requests the opportunity to meet with City staff to discuss its concerns regarding the Draﬂ
Gateway Corporate Centre OPA.

In the meantime, in light of Derry-Ten’s concerns relating to the Draft Gateway Corporate Centre OPA,
its current appeals before the Ontario Municipal Board, and the development application for the North
Parcel, Derry-Ten requests that the City not approve any amendments in the Draft Gateway Corporate
Centre OP A relating to the North Parcel. As indicated above, a corresponding submission is being
provided to the City under separate cover relating to Derry-Ten’s two southerly parcels of land.

Request for Notice

We kindly request notification of any furthet Committee and Council meetings; materials and decisions
regarding the Draft Gateway Corporate Centre OPA.

'~ Yours very truly,

Wood Bull LLP

Sharmini Mahadevan

c.  Ms. Karen Crouse, Policy Plannér, City of Mississauga
Client



APPENDIX 4
ITEM #7
MUNICIPAL PLANNING & DEVELOPMENTIAW e e
12 October 2012
Sent via E-mail (diana.ha.ss@missfssauga.ca)
Planning and Development Committee City Council
c/o Office of the City Clerk c/o Office of the City Clerk
City of Mississauga City of Mississauga
300 City Centre Drive : 300 City Centre Drive
Mississauga, ON L5B 3C1 : Mississauga, ON L5B 3C1
Ms, Diana Haas
Office of the City Clerk
City of Mississauga

300 City Centre Drive
Mississauga, ON L5B 3Cl

Dear Sirs and Mesdames:

Re: Proposed Amendments to the Mississauga Plan
Gateway Corporate Centre Character Area Policies
Derry-Ten Limited - Two Southerly Parcels (south of Longside Drive)

We are the solicitors for Derry-Ten Limited (“Derty-Ten”), the registered owner of three parcels of land
located in the southwest quadrant of Derry Road West and Hurontario Street, within the proposed

Gateway Corporate Centre Character Area.

Derry-Ten is concerned with the Proposed Amendments to the Mississauga Official Plan relating to the
proposed Gateway Corporate Centre Character Area (the “Draft Gateway Corporate Centre OPA”) as it
relates to its southern two parcels of approximately 40.5 acres, bounded by Hurontario Street, Longside
Drive, Maritz Drive and the westerly extension of Ambassador Drive (the “South Parcels”). A
.corresponding submission is being provided to the City under separate cover relating to Derry-Ten’s

northerly parcel of land.

Background

Derry-Ten’s lands have been the subject of development applications since 2003 and subsequent appeals
of applicable planning documents to the Ontario Municipal Board. In January 2011, a modified
development concept for mixed use retail-office development was submitted for the northern parcel,
which is located north of Longside Drive. Derry-Ten’s appeals to the Ontario Municipal Board have

also been scoped to relate only to the northern parcel.

Sharminl Mohadevan  Dlrect: (416) 203-7345 smohadevan@woodbull.ca

65 Queon Sfreet West Sulte 1400 Toronfo Ontarlo M5H 2M5 T (416) 203-7160 F (416) 203-8324 www.woedbull.ca
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With respect to the South Parcels, Derry-Ten is in the process of preparing a rezoning application for
submission to the City in order to implement the designation and policies of the Mississauga Plan in an
appropriate zone for the South Parcels. Derry-Ten has had several discussions with the City and also
met with the Development Application Review Committee on 22 August 2012 regarding this rezoning

application.

Concerns Relating to the Draft Gateway Corporate Centre OPA

Our client’s concems with the Draft Gateway Corporate Centre OPA, as it relates to the South Parcels,
include the following:

1 Any reduction in the number, scope and/or location of permitted uses in the Draft Gateway
Corporate Centre OPA. C

2, The location of any public transit or other infrastructure on or in the vicinity of the South Parcels, -

3. The location of any proposed roads that traverse the South Parcels.

Derry-Ten requests the opportunity to meet with City staff to discuss its concerns regarding the Draft
Gateway Corporate Centre OPA. ' . .

In the meantime, in light of Derry-Ten’s pending rezoning application for the South Parcels and its
concerns relating to the Draft Gateway Corporate Centre OPA, Derry-Ten requests that the City not
approve any amendments in the Draft Gateway Corporate Centre OPA relating to the South Parcels. As
indicated above, a corresponding submission is being provided to the City under separate cover relating
to Derry-Ten'’s northerly parcel of land.

Request for Nbﬁce

We kindly request notification of any further Committee and Council meetings, materials and decisions
regarding the Draft Gateway Corporate Centre OPA. ; ) ;

Yours very truly,
Wood Bull LLP

Sharmini Mahadevan
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e, M. Karen Crouse, Policy Plattist, Gity of Mississauga
‘Clfent.
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Centre for Treatment and Developrent
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November 21, 2012

Mr. John Calvert YOUR FILE NO: CD.03.GAT

Director of Policy, Planning and Building
City of Misslssauga

300 City Centre Drive

Mississauga ON L5B 3C1

VIA EMAIL: john.calvert@mississauga.ca

Dear Mr. Calvert:

RE: DRAFT GATEWAY CORPORATE CENTRE CHARACTER AREA POLICIES -
LETTER OF OBJECTION

APPENDIX 4
ITEM #8

ErinoakKids Centre for Treatment and Development (ErinoakKids) would like to take this
opportunity to provide our comments with respect to the above noted matter,

ErlnoakKids is a transfer payment agency of the Ministry of Children and Youth Services
(MCYS) and provides a broad range of therapy, assessment and support services to children
from 0-19 with physical and developmental disabilities, autism, communication disorders, and
children who are deaf or blind, The provinclal government announced approval in 2011 for the
construction of three (3) new consolidated ErinoakKids facilities, one of which is planned for
Mississauga. We are working closely with Infrastructure Ontario (I0) on the project, which will
be developed and constructed under the provincial Alternative Finance and Procurement

(AFP) model.

After an extensive realty search and. site selection process in conjunction with 10 Realty
Services and CBRE, ErinoakKids was pleased to have recently entered into a conditional
purchase and sale agreement with SmartCentres (Derry-Ten Limited) to acquire an
approximate 6 acre parcel of land on the northwest corner of Hurontario Street and the future
extension of Ambassador Drive (see Figure 1 - Context Map), for the planned new
Mississauga facillty.

During our due diligence and planning process, we were made aware of the new Draft
Gateway Corporate Centre Character Area, which depicts a new road running north-south
parallel to Hurontarlo Street and through the lands we are in the process of acquiring. We are
strangly opposed to this new north-south minor collector road as it would cut through our
acquisition parce! and significantly compromise our ability to develop the property to address
our complex facility and program needs. The current configuration of the acquisition parcel
was a result of extensive negotiations with SmartCentres and accounted for other
development constraints, and is based on our projected long-term program needs. Therefore
-reconfiguring the acquisition parcel is problematic.

We therefore respectfully but strongly urge the City to reconsider the need and proposed
location for the subject new north-south minor collector road.

Cenlirallzed Telephone Line
905-855-2690

Intake and
Scheduling Services

1-877-374-6625

North Sheridan Sile
Executlve Offlce

2685 North Sherldan Way
Suite 120

Mississauga, ON L5K 2N6
FAX: 905-856-9404

Brampton Site

8177 Torbram Road -
Brampton, ON L8T 5C5
FAX: 905-790-9589

Bristol Clrcle Site

2381 Bristo! Clrcls, Suite 100
Ogkville, ON L6H 589

FAX: 805-829-5064

Burloak Site

1122 Internalional £ rd
6th Floor

Burlington, ON L7l. GZ8
FAX: 805-332-3224

Guelph Slte

340 Woodland Rd. West
Guelph, ON N1H 7A6
FAX: 805-823-5454

Millon Site

410 Bronte Streat South
Milfon, ON L9T OHS
FAX: 805-876-1273

Orangeville Site

60 Cenlury Drive
Orangeville, ON L9W 3K4
FAX; §19-307-5000

South Millway Sile
2277 South Millway
Misslssauga, ON LsL 2M5
FAX: 805-820-1333

Charltable No,
118501446 RR0O001
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We look forward to working the City on the ErinoakKids project, and would be pleased to
discuss our concerns further with City Staff-at the earliest opportunity.

We would request to be circulated on all future meeting or approval notices with respect to this
maltter. )

Regards,

bl

Bridget Fewlrell

President & CEO

ErinoakKids Centre for Treatment and Development
Serving Pesl, Halton and Dufferin County

cc: E. Sajeckl, Commissioner of Planning and Bullding (ed.salecki@mississauga.ca)
D, Haas, Office of the City Clerk (diana.haas@mississauga.ca)
M. Ball, Director, Development and Design, Planning and Building
(marilyn.ball@mississauga.ca)
W. Alexander, Director of Infrastructure Planning, Transportation and Works
(wendy.alexander@mississauga.ca)
G. Woods, 10 (geoff.woods@infrastructureontario.ca)

D. Macey, 10 (david.macey@infrastructureontario.ca)

G. Broll, GSAI (glenb@gsal.ca)

0. Richichl, SmartCentres (orichichi@smartcentres.com)

ERINOAIKIDS

Cenise i Faciiend ond Drediidrd
i
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FIGURE 1 — CONTEXT MAP
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