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MisSiIssSauGa
DECLARATION

Section 17 of the Planning Act

Applicant: W.E. Oughtred and Associates
Municipality City of Mississauga
Our File: OPA 59

I, Sacha Smith, Deputy Clerk, solemnly declare,

1. That the decision in respect of the above-noted matter was made on July 4, 2018
when By-law Number 0163-2018 was enacted and that notice as required by
Section 17 of the Planning Act was given on July 12, 2018.

2. That no appeal to the Local Planning Appeal Tribunal of the decision in respect of
the above-noted matter was received under Section 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 1* day of August, 2018.

/ ,/
- V4 4 /.
Commissioner /6f Oaths Declarant
Sacha Smith

Salma Tufail, a Commissloner,
Province of Ontario, for the i

Corporation of the City of Mississauga.
Expires March 13, 2021,

K:\ctyclerk\S SUPPORT\DEVELOPMENT APPLICATIONS\TEMPLATES\OZ-OPA\OPA\NO APPEALS/OPA Declaration.doc
Updated: July 17,2017 DH
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MISSISSauGa

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

DATE OF NOTICE July 12, 2018

OPA NUMBER OPA 59 (By-law 0163-2018)

ZONING BY-LAW NUMBER 0164-2018

DATE PASSED BY COUNCIL July 04, 2018

LAST DATE TO FILE APPEAL | July 31, 2018

FILE NUMBER 0Z 15/010 | Ward 2
APPLICANT Arlene Beaumount, W.E. Oughtred and Associates
PROPERTY LOCATION 1516 and 1526 Southdown Road

TAKE NOTICE that on July 04, 2018 the Council of the Corporation of the City of Mississauga passed the above noted
Official Plan Amendment OPA 59 and Zoning By-law, under Section 17 or 21 of the Planning Act, R.S.0., 1990,
c.P.13, as amended.

THE PURPOSE AND EFFECT of the Official Plan Amendment is to change the land use designation of the subject
lands from Residential Low Density Il to Office.

The purpose of the Zoning By-law is to permit office uses on the subject property.
The Zoning By-law shall not come into force until Mississauga Official Plan Amendment Number 59 is in full
force and effect.

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

IF YOU WISH TO APPEAL to the Local Planning Appeal Tribunal a copy of an appeal form is available from the LPAT
website at elto.gov.on.ca. An appeal must be filed with the Clerk of the City of Mississauga, Attention: Diana Rusnov,
300 City Centre Drive, Mississauga, Ontario L5B 3C1 no later than July 31, 2018.

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

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

The Notice of Appeal must:

1) set out reasons for the appeal,

2) be accompanied by the fee in the amount of $300.00 payable to the Minister of Finance, and
3)  be accompanied by a fee of $150.00, payable City of Mississauga.

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

MORE INFORMATION: A copy of the Official Plan Amendment and Zoning By-law in their entirety can be found at
www.mississauga.calportal/cityhall/publicnotices or from David Ferro of the City of Mississauga, Planning and Building
Department at (905) 615-3200 X 4554, or in person at the Office of the City Clerk, 300 City Centre Drive, 2nd Floor,
Mississauga, Ontarlo

W odin

Sacha Smith, Manager & Deputy Clerk
Legislative Serwces

Corporate Services Department
905-615-3200 X 4516


http://www.mississauga.ca/portal/cityhall/publicnotices

Amendment No. 59
to

Mississauga Official Plan



By-lawNo. __ O\bv3- J0\¥

A by-law to Adopt Mississauga Official Plan Amendment No. 59

WHEREAS in accordance with the provisions of sections 17 or 21 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 to subsection 17(10) of the Planning Act, the
Ministry of Municipal Affairs authorized the Regional Municipality of Peel
("Region" or "Regional"), an approval authority, to exempt from its approval any
or all proposed Local Municipal Official Plan Amendments;

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

AND WHEREAS, the Commissioner of Public Works for the Region has
advised that, with regard to Amendment No. 59, in his or her opinion the
amendment conforms with the Regional Official Plan and is exempt;

AND WHEREAS, Council desires to adopt certain amendments to
Mississauga Official Plan regarding a land use designation change from
Residential Low Density 1l to Office within the Clarkson - Lorne Park
Neighbourhood Character Area;

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

1: The document attached hereto, constituting Amendment No. 59 to

Mississauga Official Plan, is hereby adopted.

L
ENACTED and PASSED this l day of su\\L , 2018.

Signea WM& ( o t "—Signed L\‘@f;%

MAYOR CLERK



Amendment No. 59
to

Mississauga Official Plan

The following text and Map "A" attached constitutes Amendment No. 59.

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

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

Appendix Il is a copy of the Planning and Building Department report dated
December 20, 2016, pertaining to this Amendment.



PURPOSE

The purpose of this Amendment is to change the land use designation of the
subject lands from Residential Low Density Il to Office.

LOCATION

The lands affected by this Amendment are located at 1516 and 1526 Southdown
Road in the Clarkson - Lorne Park Neighbourhood Character Area, as identified
in Mississauga Official Plan.

BASIS

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

The subject lands are designated Residential Low Density Il which permits
detached, semi-detached, duplex, triplex and street townhouse dwellings.

The proposal to redesignate the subject site from Residential Low Density Il to
Office will permit the development of a two storey office building on the
properties.

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

1. The proposed use is compatible with the surrounding land uses as this part
of Southdown Road is transitioning from being a traditional residential street.

2. The development has been designed in a manner that provides appropriate
built form transition and setbacks to the existing land uses.



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

1. Schedule 10, Land Use Designations, of Mississauga Official Plan, is hereby
amended by changing the land use designation of the subject lands from
Residential Low Density Il to Office, as shown on Map "A" of this
Amendment.

IMPLEMENTATION

Upon the approval of this Amendment by the Council of the Corporation of the

City of Mississauga, Mississauga Official Plan will be amended in accordance

with this Amendment.

The lands will be rezoned to implement this Amendment.

This Amendment has been prepared based on the Office Consolidation of
Mississauga Official Plan March 21, 2018.

INTERPRETATION

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

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

http:/teamsites.mississauga.ca/sites/18/mopa/oz 15 010.mopa 59.df.jmcc.docx
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APPENDIX |

PUBLIC MEETING

All property owners within a radius of 120 m of the subject lands were invited to
attend a Public Meeting of the Planning and Development Committee held on
June 27, 2016, in connection with this proposed Amendment.

A number of area residents were in attendance at the June 27, 2016, Planning
and Development Committee Meeting and raised issues related to the proposed
land use change including traffic, buffers and height. These issues have been
resolved by providing landscaped buffers, capping the height at two storeys, and
the review and acceptance of a traffic impact study. These items are further
detailed in the Planning and Building Department Corporate Report dated
December 20, 2016.
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City of Mississauga M

Corporate Report MISSISSaUGa

Date: December 20, 2016 Originator’s file:
0Z15/010 W2
To: Chair and Members of Planning and Development

Committee
From: Edward R. Sajecki, Commissioner of Planning and Meeting date:
Building 2017/01/16
Subject

RECOMMENDATION REPORT (WARD 2)

Applications to permit a two storey office building

1516 and 1526 Southdown Road, west side of Southdown Road, between South Sheridan
Way and Truscott Drive

Owner: JG & G Holdings Inc.

File: OZ 15/010 W2

Recommendation

1. That notwithstanding that subsequent to the public meeting, changes to the application have
been proposed, Council considers that the changes do not require further notice and,
therefore, pursuant to the provisions of subsection 34(17) of the Planning Act, any further
notice regarding the proposed amendment is hereby waived.

2. That the applications under File OZ 15/010 W2, 1516 and 1526 Southdown Road, to amend
Mississauga Official Plan from Residential Low Density Il to Office and to change the
zoning from R3 (Detached Dwellings — Typical Lots) to O — Exception (Office) to permit a
two storey office building, be approved subject to the conditions referenced in the staff report.

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

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

5. Notwithstanding subsection 45.1.3 of the Planning Act, subsequent to Council approval of the
development application, the applicant can apply for a minor variance application, provided
that the height and FSI shall remain the same.
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Planning and Development Committee 2016/12/20 2

Originator's file: OZ 15/010 W2

Report Highlights
e Comments were received from the public regarding traffic and impact on the existing
residential neighbourhood

e The applicant has made minor revisions to the proposal to the parking layout and the
calculation of the building floor area for purposes of parking

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

Background
A public meeting was held by the Planning and Development Committee on June 27, 2016, at

which time an Information Report (Appendix 1) was received for information. Recommendation
PDC-0056-2016 was then adopted by Council on July 7, 2016.

That the report dated June 7, 2016, from the Commissioner of Planning and Building
regarding the application by JG & G Holdings Inc. to permit a two storey office building
under File OZ 15/010 W2, 1516 and 1526 Southdown Road, be received for information.

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

e Alterations to the parking layout with respect to the location of accessible parking spaces and
to provide an increased landscaped area next to Southdown Road, resulting in one less
parking space provided on-site

e The inclusion of areas within the basement of the building, namely waiting and meeting rooms,
as part of the Gross Floor Area (GFA) calculation for the purposes of calculating required
parking

COMMUNITY COMMENTS

Comment

The proposed development will impact traffic on Southdown Road, including increased braking
and turning movements in and out of the site resulting in increased noise and air pollution that
will in turn impact the existing homes.

Response

Updated comments from the Transportation and Works Department indicate that the submitted
Traffic Impact Assessment satisfactorily demonstrates that the proposed two storey office
building will not negatively impact existing traffic conditions on Southdown Road. With regard to
the increased braking, turning movements, noise and air pollution, traffic generated by the
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Originator's file: OZ 15/010 W2

proposed office building is not expected to significantly impact these matters given the existing
heavy traffic loads on Southdown Road.

In addition, a noise study was submitted and reviewed by City staff with purpose of investigating
the noise impacts generated by both Southdown Road and the proposed building. The study
concludes that given the site context and the functioning of the site, the proposed office building
will not create or exacerbate noise impacts and satisfies the noise criteria set by the Ministry of
Environment and Climate Change.

Comment
A concern was raised as to the type of fencing that will be constructed along the common
property lines.

Response

Currently, there is chain link fencing on the northerly and southerly property lines and wood
fencing along the westerly property boundary line. Through the required Site Plan review and
approval process, Planning staff will be requesting the installation of solid wooden privacy
fencing along the common property lines.

Comment
A concern was raised about the appropriateness of the amount of parking spaces provided
on-site.

Response

A total of 37 parking spaces are required on-site based on the proposed gross floor area of the
office building, which was recalculated to include additional floor area in the building’s basement.
The applicant is proposing 37 parking spaces, including 2 accessible parking spaces, which
meets the office use parking requirements in the Zoning By-law.

Comment

A concern was raised regarding the impact that the redevelopment of the property may
potentially have on migratory birds within the area and the bird’s use of the existing trees.

Response

As part of the application, the applicant submitted an arborist report that indicates the health of
existing trees. The report indicates that some mature trees located on site will be removed in
order to allow for the proposed office development; however, it also indicates a number of trees
to be maintained. In addition, the report outlines a replacement tree planting plan in accordance
with the City’s Private Tree Protection By-law. In view of the above, the proposal achieves a
reasonable balance in preserving existing trees and their functions while allowing for the
proposed redevelopment of the property.

Comment
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Originator's file: OZ 15/010 W2

The proposed parking at the rear of the property will negatively impact on adjacent residential
properties. Additional landscape buffering/screening is required to reduce impacts on
surrounding properties.

Response

Through the Site Plan review and approval process, Planning staff will require an appropriate
amount of landscape buffering/screening along the common property boundaries and the
installation of a 1.8 m ( 6 ft.) high solid wood fence to reduce impacts on surrounding properties.

UPDATED AGENCY AND CITY DEPARTMENT COMMENTS

City Transportation and Works Department

Comments updated November 18, 2016, confirm receipt of a revised Functional Servicing Report
(FSR), Grading, Servicing, Site Plan, and Transportation Impact Study (TIS).

The Traffic Impact Study prepared by Trans-Plan Transportation Inc. has analysed the traffic
impacts as a result of the proposed development and confirms that the predicted future traffic
volumes can be accommodated within the existing road network.

In the event these applications are approved by Council, prior to the enactment of the Zoning
By-law, the applicant will be required to finalize certain FSR and TIS details, establish a 0.3 m
(0.98 ft.) reserve along Southdown Road and enter into a Development Agreement with the City
to address the implementation of the conditions of rezoning.

Site specific details are to be addressed through the Site Plan review and approval process.

PLANNING COMMENTS

Provincial Policy Statement (PPS) and Growth Plan for the Greater Golden Horseshoe
(Growth Plan)

The Provincial Policy Statement (PPS) contains the Province's policies concerning land use
planning for Ontario. All planning decisions are required to be consistent with these policies.

The PPS encourages intensification of land within urban areas, promotes efficient use of
infrastructure and public facilities, encourages mixed use developments and the support of public
transit. The PPS and Growth Plan indicate that development must be governed by appropriate
standards including density and scale. These policies are implemented through Mississauga
Official Plan.

The proposed development adequately takes into account the existing context and provides an
appropriate transition of built form to adjacent areas as referenced in the Official Plan section
below.

Official Plan
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Originator's file: OZ 15/010 W2

The proposal requires an amendment to the Mississauga Official Plan Policies for the Clarkson —
Lorne Park Neighbourhood Character Area to permit a two storey office building. The applicant’s
request is to change the designation of the property from Residential Low Density Il to
Residential Low Density Il — Special Site. Upon further evaluation, staffis of the opinion that
the lands should be more appropriately recognized in the Official Plan as an Office designation
to reflect the intended use of the property. It is therefore recommended that the lands be
redesignated from Residential Low Density Il to Office. In discussing this matter with the

applicant, they concur with this change.

Section 19.5.1 of Mississauga Official Plan provides the following criteria for evaluating site
specific Official Plan Amendments:

e Will the proposal adversely impact or destabilize the overall intent, goals and
objectives of the Official Plan; and the development or functioning of the remaining
lands which have the same designation, or neighbouring lands?

e Are the lands suitable for the proposed uses, and are the proposed land uses
compatible with existing and future uses of the surrounding lands?

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

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

The site is located within the Clarkson — Lorne Park Neighbourhood Character area and is an
assembly of 2 properties fronting onto Southdown Road. This road is also designated as a
"Corridor" under Mississauga Official Plan (MOP) that encourages higher density redevelopment
provided it is compatible with the surrounding context. Southdown Road is also designated as an
"Arterial Road" and a "Transit Priority Corridor", that is intended to move large volumes of traffic,
including passenger vehicles, GO and MiWay buses and transport trucks associated with the
surrounding employment areas. Southdown Road also provides access to the Queen Elizabeth
Way (QEW) to the north and the Clarkson GO transit station to the south. The conversion of
other properties further south to non-residential uses is evidence that this section of Southdown
Road is changing to uses that are more conducive to the increased traffic levels and associated
noise and safety conditions on Southdown Road. As a result, the proposed office use on this
corridor will not negatively impact the functioning of the adjacent properties or destabilize the
character of the area.

The Direct Growth policies of MOP mandates that new development within Neighbourhood
Character Areas be sensitive to the existing and planned context and shall include appropriate
transitions in use, built form and scale. The proposed 2 storey office building is an appropriately
scaled development in terms of height, massing and appearance, is compatible with the adjacent
low density neighbourhood and presents a suitable level of integration. The proposal therefore
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meets the goals and objectives of MOP by achieving an appropriate transition in use, built form
and scale and also conforms to the policies for secondary offices in Neighbourhoods.

The applicant has also provided a Planning Justification Report in support of the applications that
has adequately demonstrated that the proposal represents good planning and is consistent with
the intent of MOP policies. Based on the comments received from the applicable City
departments and agencies, the existing infrastructure is adequate to support the proposed
development.

Zoning

The applicant proposes to rezone the lands from R3 (Detached Dwellings — Typical Lots) to

R3 - Exception (Detached Dwellings — Typical Lots) to accommodate the proposed 2 storey
office building. Consistent with staffs comments contained in the Official Plan section of this
report, it is recommended that the zoning be changed to O — Exception (Office) which is a more
appropriate zone category to reflect the proposed use of the lands. The applicant concurs with
this change. Appendix 2 contains the site specific zoning provisions. The proposed provisions will
be compatible with the surrounding lands for the reasons noted in the Official Plan section of this
report.

Site Plan

Prior to development of the lands, the applicant will be required to obtain Site Plan approval. A
site plan application has not been submitted to date for the proposed development. While the
applicant has worked with City departments to address many site plan related issues through
review of the Rezoning concept plan, further revisions will be needed to address matters such as
landscaping and fencing along the common property lines.

Financial Impact

Development charges will be payable in keeping with the requirements of the Development
Charges By-law of the City. Also, the financial requirements of any other commenting agency
must be met.

Conclusion

In accordance with subsection 34(17) of the Planning Act, Council is given authority to determine
if further public notice is required. Since the requested revisions to the application are not
considered major changes to the development, it is recommended that no further public notice be
required.

The proposed Official Plan Amendment and Rezoning applications are acceptable from a
planning standpoint and should be approved once all conditions have been met, for the following
reasons:
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1. The proposal for a two storey office building is consistent with the overall intent, goals and
objectives of the Official Plan as the site is located on Southdown Road, whichis an Arterial
road and a Corridor, and will not destabilize the surrounding residential neighbourhood given
the existence of other non-residential uses further south of these lands.

2. The proposed office development is designed to have a residential appearance and provides
for an appropriate scale, massing and setback/buffer to the adjacent homes, ensuring that
the proposed use is compatible with the surrounding land uses.

3. The proposed official plan provisions and zoning standards, as revised are appropriate to
accommodate the requested use.

Attachments

Appendix 1: Information Report
Appendix 2: Revised Summary of Existing and Proposed Zoning Provisions
Appendix 3: Revised Concept Plan

Ch A

Edward R. Sajecki, Commissioner of Planning and Building

Prepared by: David Ferro, Development Planner
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City of Mississauga M

Corporate Report MISSISSaUGa

Date: June 7, 2016 Originator’s file:
0Z15/010 W2
To: Chair and Members of Planning and Development

Committee
From: Edward R. Sajecki, Commissioner of Planning and Meeting date:
Building 2016/06/27
Subject

PUBLIC MEETING INFORMATION REPORT (WARD 2)

Applications to permit a two storey office building at 1516 and 1526 Southdown Road,
west side of Southdown Road, between South Sheridan Way and Truscott Drive
Owner: JG & G Holdings Inc.

File: OZ 15/010 W2

Recommendation

That the report dated June 7, 2016, from the Commissioner of Planning and Building regarding
the application by JG & G Holdings Inc. to permit a two storey office building under File

0Z 15/010 W2, 1516 and 1526 Southdown Road, be received for information.

Report Highlights

¢ This report has been prepared for a public meeting to hear from the community

¢ The project does not conform with the Residential Low Density Il designation and
requires an official plan amendment and rezoning

e Community concerns identified to date relate to traffic, noise and site design

e Prior to the next report, matters to be considered include the appropriateness of the
proposed amendments and the satisfactory resolution of other technical requirements and
studies related to the project

Background

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



%3:2

Planning and Development Committee 2016/06/07 2

Originator's file: OZ 15/010 W2

Comments
THE PROPERTY AND THE NEIGHBOURHOOD

Size and Use

Frontage: 51.97 m (170.51 ft.)

Depth: 52.71 m (172.93 ft.)

Gross Lot Area: | 0.26 ha (0.64 ac.)

Existing Uses: Detached dwelling on 1516 Southdown
Road and demolished dwelling on
1526 Southdown Road

The properties are located within the Clarkson Lorne-Park Neighbourhood Character Area on
the west side of Southdown Road, south of South Sheridan Way and north of Truscott Drive.
Access to these lots is from Southdown Road which is designated an arterial road in
Mississauga Official Plan. The area is an established residential neighbourhood made up mostly
of detached homes. Properties located further south of the subject property, both north and
south of Truscott Drive, contain other uses as outlined below. Across Southdown Road are
detached homes on reverse frontage lots with access onto Davebrook Road (see Appendix 1).

The surrounding land uses are:

North: Detached homes

East: Detached homes on reverse frontage lots

South:  Detached homes, offices, a day care facility, a Bell Canada switching centre and a
veterinary clinic

West: Detached homes

DETAILS OF THE PROJECT
The applications are to permit a two storey office building with parking at the rear of the
property.

Development Proposal

Application Received: October 14, 2015
submitted: Deemed complete: December 4, 2015
Owner: JG & G Holdings Inc.
Applicant: W.E. Oughtred & Associates
Height: 2 storeys

Lot Coverage: 23.1%

FIoor.Space 0.47

Index:

Landscaped 0

Area: 40%
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Development Proposal

Gross Floor 1238 m? (13,325.7 ft?)

Area:

Net Floor Area 1 4 542 m? (10,893.1 )

—Non (for parking calculation)
Residential:

Parking 33 parking spaces, including 2
Required: accessible parking spaces
Parking 38 parking spaces, including 2
Provided: accessible parking spaces

Additional information is provided in Appendices 1 to 9.

LAND USE CONTROLS
The subject lands are located within the Clarkson-Lorne Park Neighbourhood Character Area
and are designated Residential Low Density Il. The proposal requires an amendment to
Mississauga Official Plan from Residential Low Density Il to Residential Low Density Il -
Special Site to permit the proposed office building. Appendix 7 contains more detailed
information of the existing and proposed Mississauga Official Plan policies.

Image of existing site
conditions

Rendering of proposed
two storey office building



LA

Planning and Development Committee 2016/06/07 4

Originator's file: OZ 15/010 W2

A rezoning is proposed from R3 (Detached Dwellings — Typical Lots) to R3 — Exception
(Detached Dwellings — Typical Lots) to permit a two storey office building in accordance with the
proposed zone standards contained within Appendix 8.

WHAT DID THE COMMUNITY SAY?
A community meeting was held by Ward 2 Councillor Karen Ras on February 11, 2016.

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

e The proposed parking area at the rear of the property will negatively impact on adjacent
residential properties;

e The proposed development will impact traffic on Southdown Road, including increased
braking and turning movements in and out of the site resulting in increased noise and air
pollution that will in turn impact the existing homes;

e The need for additional landscape buffering/screening to reduce impacts on surrounding
properties.

DEVELOPMENT ISSUES
Agency comments are summarized in Appendix 6. Based on the comments received and the
Mississauga Official Plan policies, the following matters will have to be addressed:

e Are the policies and principles of Mississauga Official Plan maintained by this project?
e Are the proposed zoning standards appropriate?
e Is the design and functioning of the site sensitive to the surrounding residential context?

e Have all other technical requirements and studies related to the project been submitted and
found to be acceptable?

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

e Survey, Concept Plan, Elevations and Rendering
e Planning Justification Report

e Draft Official Plan Amendment and Zoning By-law
¢ Noise Study

e Traffic Impact and Parking Study

o Arborist Report and Tree Preservation Plan

e Functional Servicing Report

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

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

Conclusion
All agency and City department comments have been received. The Planning and Building

Department will make a recommendation on this project after the public meeting has been held
and the issues have been resolved.

Attachments

Appendix 1:  Aerial Photograph

Appendix 2: Excerpt of Clarkson-Lorne Park Neighbourhood Character Area Land Use Map

Appendix 3: Existing Land Use and Proposed Zoning Map

Appendix 4: Concept Plan

Appendix 5: Elevations

Appendix 6: Agency Comments

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

Appendix 8: Summary of Existing and Proposed Zoning Provisions

Appendix 9:  General Context Map

Ch Ao

Edward R. Sajecki,
Commissioner of Planning and Building

Prepared by: David Ferro, Development Planner



ubp"v0L0GLVOIOALLLY M 0L0 Gb ZO €187§Lisdeodayisioaloid\ppedy:|

$21eWo09D ‘ML EONEeSSISSIN X

Aq pasnpoid

"4 YOSANIM TWAQYH
——

TUHOYNRD NOLSNim
EQ777)
i

ANd ST Nigg

¢M 0L04L ZO
‘ON 3114

SONIQTOH D9 ® Or

SL0Z ONIHYdS SI TVIid3V 40 3Ilva ‘310N

SANV1 Lo3rans D

*aN3OI1

VOHE:

"'"'7”"1.9

WO H

IYO\u

)

Y11v0/9102

19¥'9zis-jleH-ad



ubp1040GL0BAILIY ¢M 0L0 §L ZO €1815 1 \sdennodaysioaloid\ppeoy:|

Asyog

Appendix 2

et 2ONESSISSIN Y

TTlawo
oy

:31va 0dad

HIONY ‘9 || 5w avou sworsmvi | ¥a sosavm A0S
A9 NMvHa||"— w78 T
£Z 90 9L02Z
o

TUHOHNRD NOLSNim

QY04 NMoak o,

0001:L
:31vOS

N33ND

AYM HL38vzI3

NIg3

Q8vA3INog

70L0GL
‘ON "'OMma

ANdd ST

¢M 0L04L ZO
‘ON 3714

SYaNna

SONIQTOH 9 ®B 51 | ..

4 sanvn soarens [T

pooyinoqubieN [ ]
ealy asodind [efoads [ 9PON ANuUNWWOYD
ealy JuswAholdw3 [ 1] opoN Jole|\ [

a1ud) jel0dIoD) [ UMOUMOQ] [
ainonis AlD

safjioe Ajunwwo) 3 spiezeq] emen

eudsoH I ealy Bunesedo vidgl
|00Yyds dljoyed W wouj Jdwax3 ealy s
Jooyas 211qnd ﬁ S3101|0d SSION WeJolly 983
\cmnc:Om_memc:m;mao,«_n_m._

uonelS Jisuel] Ied 0D s SINOIUOD 9SION SUSOdWOD o
[euiws] ysueljanued ANy g 43N 000Z/d3N 9661 =
(IleH AnD) anuag oD P Jouisig uonensssuo) ebejoH mmmi

NOILVINHOANI dVIN 3SVd

lemsnpul [

ealy [eroiddy ened 4-77 swhodw3 sseuisng [ ]
ospsiep [epads oo [ ]
Amn [T lersawwo) epiyeA soop [

[erosowwo) sousiuaauod [
asn paxin - [

Ausuaq ybiH |enuspisey [
Aususg wnips [enuspisey [

Il Aysua@ moT [enuspisey [ ]

1soM Jog Aemyred [
spuejusaln [ ]

ooedg uadQ ajenud I
eoedg uado dlland [
leuonnysul [ ]
yoduy [

| Ausua@ mo [enuapisey [ |

SNOILVNDIS3IA ISN ANV

m
<
m
T
>
—
=
)
o

avoy 3TvaIToNI

avod JAOUDTIH

YA NHIyNT

INNIAY 14040x0 4

NN NVAR¥3IHS H1NoS

NV1d VIOI4d0 VONVSSISSIN 40 AVM  H13gvziia N3INo

SNOILVYNDIS3A ISN ANV 0L ITNA3IHIS 40 1lHvd

‘f

JAlda@  1100sNdL

14n0og QY0413H;

av0Y YooygIAYg

d¥04 NMOdHInog

IN30s3y9 JOVNYMs

CRESCENT

1/¥0/910C

T1IMLNOA

19y 9zIS-}ieH-ad



Asyog

uBpy0L0GLWORAALDY ¢M 0L0 §L ZO €18vSIisdepNpodaysjoaloidyppesy:|
) g
‘ m SONITIIMA SONITIIMA \ jo2d
@ | s ponessissin R || z (3] B Cao o] ew mms mmg.S /||
X N 6s-€d ey 7 7 |l
c 430N ‘9 avou JHOHSIIV /9 YoSaNIM AOH = — \:EQ PHOOwDN_‘_. \
S :ag nmvua||-—— g [k . Z . N
Annu. LZ 90 9102 g m WVM 150 or-¢y SONITIIMA ' \
‘31va d2dad w. 2 mN mowﬂmﬁ%%--.. Q3HOV13a :
8 2 e . 30VdS N3O
000v:L i : T =1 R 4
ATVIS 2 ® -y n / .
_m ALILN mOZ_.:u\SQ
HOLOGL £ 3 n ‘muroﬁuo ZO._,OZE. \
ON "OMa . 8 1€ .
2 avod 3TYA3TONI SN : & )
Z¢M 0L0SL 2O a3HOV13d 4 SONTIIMg \
”OZ Wl__n_ SVanna < o . TH.‘ IHOVY13Q .. K
= o g = . o
)] uAv = 301440 v €y
SONIQIOH © B O . 3 2 z [ S
SONITIIMa = P = o _ @) WYHSIMI7
d3HOv13a m M mm m
D T-£Y 3| Ted [ = 5
o =z
é P By = 172}
= o o s
> e ..U =
o o SONITIIMQ
g 5] W
JAlNg 4NH1Y -INES 2 TNY
YN37 EN TNY @) SONITIIMA
‘130 0 m Du\v._._w,_MWND
SONITTAMA €y M_Wu_._ & TNY
a3Hov13d m %)
-¢y = &
TTAMLINOAS
INNIAY 14040x04 aanOYI3aTNES QAN
SONITIIMA SONIMIIMa H _\/_ m H_\/_ m
Q3HOv13d d3HOV13a
T-€Y t58<|
SONITIIMA
Q3Hov13d
1%
o
S ~
mun .\ ’ ~N INIWAOTANI
o o ‘.
¢l-c3
SONITTIMA W / —
a3HOv13d / 1
T-€y 3 I
*
> 4 LINIWAOTAINI —
& 7 673\ L
g NYaRiaHS HINOS Y, ’ :
‘'ONIATINgG 301440 A3HOILS N 0@ / ~
¢ V 1lIINd3d Ol .NOILd3IOX3 — €Y, c\vw\ 4 I
Ol .€d, INOYd OSNINOZ3d m d) -
d3sodOdd ANV LNINANINY dw &V — ~
NV1d TVIOIH40 a3SOdOYd AYM HI3GYZIT3 N3IIND 22 2, : !
. 5 L i

*aN3OI1

19¥'9zis-jleH-ad



L

Concept Plan

Appendix 4

R |

and TTi434!

Subject bs Emements
I bt Kos. TTHI07RS

o 1810

1 1/2 Stormy il
Shucco
twaling

- .34
syg® £ (P1, P3 & Set) 52
kL glm (7t + P2, PR

{Me=as)
—H 4

[Re] Ferins WEWAF: OF f
Sagus i TEE &
o | e 5
1o 3
D Wozd Fance wocd FINT
0.64 (Meas)| : iy e £ (PL A & uecz)| ﬂp::, E =5 = 3
0.08 (P4) ésﬁéﬂn AR [ 1 Ogmu T P?‘.I L9 £
texds ' i =T
t 76 ol 7T L | L .
i & cprerta t & -
¥4 o 5 | Fi 134da-00d(1T) B
ElIE-3 e Pene posiaic—3 ©
oy 1 = - .- -
= | ) " oy n Sety 5242 (Mesd) - - . BaE @]
: i¢; ety e s N Sl S I ! i ()
= B B
- 0 Ml f by '
E " a2 : L,,,.J‘
L /7 = B J' 2 et C
iz " e - ES
7“;7\ « |k £ oo 12 i o
3 =] 8 o B i®]
! " ="\ firs & F lp N
v = i p - - ‘..._hi o
. L - \'_E -
: 7] @ | FEL o H i
,g Sl [ R g2 i & 1
Sasde k= ClREE] 2
2 7 p e Il £ i (@]
z =T, i ol ivesy = PET| ¥
F /8 ;;Ig@ 1 § v s Eii g '“fg g )
O [T B = s Vo 7777 1 PP
i ) JLgl O ose _| N E_."f_ I =T  feil
n-. g{'?g_: d:;n—n- Q Lol b n ;! é. = i i OJ EHP = : | T
[ PRTH én—f:ﬂgéiﬁ‘) 7 | L b ..?‘:—_—r"—'_'_ =
3], ; ol : BEF & |
= B e bl : . o
-EE. o ;l‘t____‘_._._ t = e 5
5 ﬂ%u etk z | |
$ :ga : _/l__/_—_‘_ as )
Tonershe. Fath ‘l
Sil |
ok ik




41-1d

Appendix 5

Elevations

-

Front Elevation

| B I
ok

e i B SR =
7

iJ_I_

e

—

North Elevation

=

prmmy | 1
A | fm

South Elevation

Rear Elevation

!

il e i

1

= o

Tin

-

|

L1t

o e i

Ema)
T
FH AN

T

- ,).' —]| .

UHal I el

-

|

e

L H

RRNRERN
s
iRRNERN;

Tt

L
11

T




4118

Appendix 6 Page 1
JG + G Holdings Inc. File: OZ 15/010 W2
Agency Comments

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

Agency / Comment Date

Comment

Region of Peel
(January 15, 2016)

There are 3 watermains on Southdown Road, 2 of which are
large diameter feedermains. Therefore water connection will
only be possible to the 400 mm (16 in.) diameter watermain on
the east side of Southdown Road. An existing 250 mm (10 in.)
diameter sanitary sewer is located on Southdown Road.

City Community Services
Department — Parks and
Forestry Division/Park
Planning Section
(February 19, 2016)

Prior to the issuance of building permits, for each lot or block
cash-in-lieu for park or other public recreational purposes is
required pursuant to Section 42 of the Planning Act and in
accordance with the City's Policies and By-laws.

City Transportation and
Works Department
(March 14, 2016)

This department confirmed receipt of a Functional Servicing
Report, Grading/Servicing/Site Plans, Noise Feasibility Study,
Transportation and Impact Study, Environmental Site
Screening Questionnaire and Declaration form circulated by
the Planning and Building Department.

Notwithstanding the findings of these reports and drawings,
the applicant has been requested to provide additional
technical details. Development matters currently under review
and consideration by the department include:

Grading, Servicing and Site Plan details
Functioning Servicing Report details
Transportation Impacts

Land dedication

The above aspects will be addressed in detail prior to the
Recommendation Report.

City Community Services
Department — Fire
(January 11, 2016)

Fire has no concerns as emergency response time to the site
and the water supply available are acceptable.

Other City Departments
and External Agencies

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

e Ministry of Transportation
e Enersource Hydro
o Enbridge Gas
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Agency / Comment Date

Comment

e Canada Post
e Economic Development
e Mississauga Transit

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

e Bell Canada
e Rogers Cable
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Summary of Existing and Proposed Mississauga Official Plan Policies and
Relevant Mississauga Official Plan Policies

Current Mississauga Official Plan Designation and Policies for Clarkson — Lorne Park
Neighbourhood Character Area

The subject lands Residential Low Density Il which permits only detached, semi-detached and
duplex dwellings for the area west of Southdown Road. Notwithstanding the Residential Low
Density Il policies of this Plan, for the area west of Southdown Road, any lot occupied by a
detached dwelling prior to May 6, 2003 will only be developed for a detached dwelling.

Proposed Official Plan Amendment Provisions

The lands are proposed to be designated Residential Low Density Il — Special Site which
permits offices in addition to detached dwellings.

Summary of Relevant Mississauga Official Plan Policies

Specific Policies

General Intent

Section 4.5

Chapter 4 - Vision

Mississauga will direct growth by:

Focusing on locations that will be supported by planned
and higher order transit, higher density, pedestrian
oriented development and community infrastructure,
services and facilities.

Protecting stable areas and natural and cultural heritage;
and

Achieving balanced population and employment growth.

Mississauga will complete communities by:

Promoting an urban form and development that supports
public health and active living;

Ensuring that communities include or provide easy access
to a range of uses and services required to meet all or
most of the daily needs for residents through all stages of
their lives; e.g. housing, transportation, employment,
recreation, social interaction and education.

Mississauga will foster a strong economy by:

Supporting existing and future office, industrial,
institutional and commercial businesses;
Promoting new office development in strategic locations;
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Specific Policies

General Intent

Section 5.3.5 -
Neighbourhoods

...Neighbourhoods are characterized as physically stable areas
with a character that is to be protected. Therefore, Mississauga’s
Neighbourhoods are not appropriate areas for significant
intensification. This does not mean that they will remain static or
that new development mustimitate previous development
patterns, but rather that when development does occur it should
be sensitive to the Neighbourhood’s existing and planned
character.

5.3.5.1 Neighbourhoods will not be the focus for intensification
and should be regarded as stable residential areas where the
existing character is to be preserved.

5.3.5.3 Where higher density uses are proposed, they should be
located along Corridors or in conjunction with existing apartment
sites or commercial centres.

5.3.5.5 Intensification within Neighbourhoods may be considered
where the proposed development is compatible in built form and
scale to surrounding development, enhances the existing or
planned development and is consistent with the policies of this
plan.

5.3.5.6 Development will be sensitive to the existing and planned
context and will include appropriate transitions in use, built form,
density and scale.

Chapter 9 - Build a Desirable Urban Form | Chapter 5 - Direct Growth

Section 9.2.2 —
Non-
intensification
Areas

9.2.2.3 While new development need not mirror existing
development, new development in Neighbourhoods will:

a. respect existing lotting patterns;

b. respect the continuity of front, rear and side yard setbacks;

c. respect the scale and character of the surrounding area;

d. minimizing overshadowing and overlook on adjacent
neighbours;

g. be designed to respect the existing scale, massing, character
and grades of the surrounding area.

9.2.2.6 Development on Corridors will be encouraged to:

a. assemble small land parcels to create efficient development
parcels;

b. face the street, except where predominant development
patterns dictate otherwise;

c. not locate parking between the building and the street;

d. site buildings to frame the street and where non-residential
uses are proposed to create a continuous street wall;
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Specific Policies

General Intent

Section 16.5.1

3
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16.5.1.1 Developments should be compatible with and enhance
the character of Clarkson- Lorne Park as a diverse established
community by integrating with the surrounding area.

Section 19.5.1

Section 19 - Implementation

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

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

lands;

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

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

a planning rationale with reference to Mississauga Official Plan
policies, other relevant policies, good planning principles and
the merits of the proposed amendmentin comparison with the
existing designation has been provided by the applicant.
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Summary of Existing and Proposed Zoning Provisions

Existing Zoning By-law Provisions

R3 (Detached Dwellings — Typical Lots), which permits detached dwellings.

Proposed Zoning Standards

Existing and Required R3
Zoning By-law Standards

Proposed R3 - Exception
Zoning By-law Standards

Office Use Not Permitted Permitted
Parking Rate for Offices N/A 3.2 spaces/100.00 m?
(1,076.42 ft*) GFA

Loading Space N/A No Changes
Minimum Landscaped Open 40% No Changes
Space - Front Yard
Minimum Front Yard Setback | 7.5 m (24.6 ft.) No Changes
Minimum Rear Yard Setback | 7.5 m (24.6 ft.) No Changes
Minimum Interior Side Yard 1.8 m (5.9 1ft.)+ 0.61 m (2.0 ft.) | No Changes
Setback for each additional storey or

portion thereof above 1 storey
Maximum Floor Space Index N/A 0.47
(FSI)
Maximum Building Height 10.7 m (35.1 ft.) No Changes

(2 storeys)

Minimum Landscaped Buffer | N/A 45m (14.8 ft.)
From rear lot line to parking
area

Maximum Lot Coverage 35% 23.1%

Maximum Gross N/A 1238 m? (13, 325.7 ft%)

Floor Area (GFA)

Net Gross N/A 1012 m*(10, 893.1 ft°)

Floor Area (GFA) - Non

Residential

(for parking calculations)
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Revised Summary of Existing and Proposed Zoning Provisions

Existing Zoning By-law Provisions

R3 (Detached Dwellings — Typical Lots) which permits detached dwellings.

Proposed Zoning By-law Provisions

Required R3 Zoning
By-law Standards

Required O Zoning
By-law Standards

Proposed O - Exception
Zoning By-law Standards

Office Not Permitted Permitted Permitted

Parking Rate for N/A 3.2 spaces/100 m* | 3.2 spaces/100 m*
Office (1,076.39 ft%) (1,076.39 ft%)
Loading Space N/A Not Required No Space Provided
Minimum 40% N/A 40%

Landscaped Open

Space — Front

Yard

Minimum Front 7.5m (24.6 ft.) 4.5m (14.7 ft.) 7.5m (24.6 ft.)
Yard Setback —

Front Building

Face

Minimum Front 7.5m (24.6 ft.) 4.5m (14.7 ft.) 5.30 m (17.39 ft.)
Yard Setback —

Pergola Structure

Minimum Interior 1.8m (5.9ft.)+0.61m | 7.5m (24.6 ft.) 3.5m (11.48 ft.)

Side Yard Setback

(2.0 ft.) for each
additional storey or
portion thereof above 1
storey

Maximum Building | 10.7 m (35.1 ft.) 19.0 m (62.34 ft.) 2 Storeys

Height (2-3 Storeys) (6 Storeys)

Minimum N/A 45m (14.7 ft.) 3.0m (9.84 1t.)

Landscape Buffer (only for interior side yards)
Maximum Lot 35% N/A 24%

Coverage

Maximum Gross N/A N/A 1200 m* (12,916 ft.°)

Floor Area (GFA) —
Non Residential
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