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Please ensute that we are notifled of any further public meetlngs and reporfs wlth'

Davie:
How ee ; -Yespect to this matter, In addition, kindly ensure that we recelve notice of any -
Partners. deaclslons of the Cormittee and/or Cily Counell regarding the draft Official Plan,
Please do not hesltate to contact us if you have any guestlons wlth respect fo this
suibmission,
Yours fruly,
DAVIES HOWE PARTNERS

A é’”‘ @, it

Mark R, Flowers

copy Marianne Cassln, Plannlng and Bullding Depariment, Cliy of Mississauga
. Cllent
Warren Sorensen / Carol-inne Munros, SGL Plantiing Assoclates Inc,
Jim Levac, Korslak and Company Lid,

mA700M70207 Heemrespondencelsubmlsslon re proposed dralt op may 3-10.doo
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25 October 2011 _ IR |

Sent via Courier and Facsimile - E @Jg EW E .
Regional Municipality of Pesl ' _ o Zﬂﬁ S | :
Attention; Ms, Carol Reid, Rogional Cletk - 0CT 25

Leglsiative Services - S _ ‘

10 Peel Centre Dr., Suite A, 5™ Floor . HEE“E%:‘(SOSE{ETFL

Brampton, ON' L6T 4B9 -

Dear Mg, Reid:
Re: Notice of Decision ~ .New Mississauga Official Plan (File Number: 'PISaMOP 08.0)

Appeal pursuant to s. 17(36)y of the Planning Act

We are the solicitors for Detry-Ten Limited, the owner of approximately 70 acres of Iand located in the
southwest quadrant of Derry Road and Hurontario Street, in the City of Mississauga (the “City”) (the

~ “Property”).
Background

The new Mississauga Official Plan (the “New Misaissauga—Ol?.”) was adopted by City Council on 29,
September 2010, and forwarded fo the Region of Peel (the “Region”) for approval. The New
Mississauga OP is intended fo replace the City’s existing officiel plan, the Mississauga Plan.

On behalf of our client; we wrote to the Region on 3 February 2011, requesting that the Region defer
making a decision regarding the New Mississauga OP with respect to the Property.

Notwithstanding our client’s request, on 22 Sepfeniber 2011, the Region made a decision o approve,
with modifications, part of the New Mississauuga OP (the “Region’s Decision”), :

Appeal

Pursuant to Section 17(36) of the Planning Act, our client, Derry-Ten Limited, hereby appeals the
Region’s Decision with respect to the New Mississauga OP. Our client’s appeal is sitc-specific and
_ relates to all the text and schedules in the New Mississauga OP that relate to the Property.

shaiminl Mahadevan Dlrech: (416) 203-7345 smohadsvan@woodbull.cu
46 Queen Stioot Wesl Sulle 1400 Toronto Ontailo MEH2MS T (416} 208-7160  F (416] 303-8324 wwwwoodbull.ca
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Tha reasons for onr chent’s app eaL of’ the N‘ew Mlss:ssauga OP mclude the following, -

“Owr chenthas an.oulstandmg site- specﬁic appeal before the Ontano Municipal- Board with

respect to.the existing Mississauga Plan (OMB Case No. PL030441). Our client alse has

- outstanding site-specific dppenls before the Ontario Municipal Board with respect to Official .

. Plan. Amendment No, 40 to the Mississauga Plan- ("OPA'40”) aud Zoning By-law 191-2009

(OMB Case No PL08034’}), Clty mlhated ameudmsnfs to the Upper Hurontario Street corridor

_area. o

Ou1 cllent submltted app]icatlons o llle Clty i 2003 wnth respect to tho development of' the

_ '. : Prﬁpertyr, which development proposal was modlﬁcd in Dacembel 2006 and in J anualy 2011,
' ‘.furthel to discussmﬁs with the C1ly st : : i

Tha followmg dre some of the pohcles in the New Mlsswsauga OP thatare of partlculal concern

'tQ our chent

Sectmn 5 3 4.4 which prov1des that new-major retail developmentiwill not be permiited in
Corporate Centies”, Sectlon 5.3.4.6 regarding the conversion.of lands within Corporate
Centres and Scctlon 3:5.6 re]atmg to de\relopment applications; thhm Intensification Areas.

The deﬁ_mtmn of “Major Retall” in Section 20 and the policies in Seétion 10,1.4 that mdlcata
that “majar zetad” uses  {as deﬁned] are consndered 11011-emp10yment uses,

- Sectmn 10.4.6 that discourages the dlspersion of retml uses beyond desngnated commerclal

areas,

Section 15.1.1.3 which ﬁrdlﬁﬁits certainuse:;‘ iri free-standing buildings on & Corridor and

- Section 15,1.1.4 which provides that all accessory uses within a Corridor must be in the same -
bulldmg as the prmclpal use.

: Scctlon 15 3. 1 2 relatmg to the physwal fonn and chatracter of Hurontario Street.

Section 15 3.2.1 wlnch réstiicts certain 1 used on lands adjacent to Hurontario Street
: -noththstandmg the Buginess Bmploymeiit Pohc]es of the Plan.

Secuon }5 33.120. whlch restricts accassory com.merclal uses at Hurontario. Street and Derry

: Road
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K _25_ (')ctohérzf-);ll -

e Sectlon 15, 3 3.4.2 b, and Scctmu 15.3. 3, 5 2 b. whlch set out general principles that should
. applyto the urban corndqr of Humntano Sheat and Derry Road East/Derry Ronad West,
respectwely .

‘We énclose a completed Board Appellant Forin and a chequa in the amoynt of $125. (]0 1cprcsentmg the
Boarid’s appeal ﬁlmg fee Lo ) o )

We kmdly request a cbpy of the rccord that wnlI be submltted to the Board by the Reglon

. Should you hav\a any questions regardmg ouk chent’s appcal of the New Mlssmsauga OP, please do not
. . . hesitateto contact the undermgned or, m hel absence, Yvonne Chdl at 416-203-7306

-J

Yoursverytruly,
- Wood BaLLP . -. . .

_Sharmiqi Mahadevan .

¢ Brock Criger, Region of Peel
Marilyn Bail, City of Mississauga
_Omella Richichi, Derry-Ten Limited



A-14 Page 1

AIRD & BERLIS up
E!arrlsters and Solicltors { y

Steven A, Zakem
Pirecl: 416.865.3440 |
B-malk: szakem@alrdbeslis.com

October 25, 2011 '
Our File No, 102620

BY COURIER

Carol Reld HECE'.VED

Regional Clerk and Director of Clerks ocT e
Region of Peel . - 27 2011
10 Peel Centre Drive . -enH o £8 4p
Suito A and B . PRSP
Brampton, ON L6T 4B9

Dear Ms, Reid:

Re;  Notice of Appeal
Proposed New Mississauga Official Plan

We-act-of-behalf-of-. AzuuarGreu;F("Azuna’—') wlth-respecLchMbove=noted-maﬁel
Azuria s the bencficial owner of 3150 and 3170 Golden Orchard Drive, located at the -
southwest corner of Golden Orchard Drive and Dixie Road, Part of Lot 6, Concession 1,
N.D.S,, in the City of Mississauga, Regional Municipality of Peel.

On behalf of our .client and pursuant to subsection 17(36) of the Planning Act, R.8.0.
1999, ¢.P. 13, as amended, we hefeby appeal the proposed new Mississauga Official Plan
* in its enfirety as it affects 3150 and 3170 Golden Orchard Drive for the reasons set out in
the attached correspondence dated February 18, 2011 and June 28, 2010 from Gagnon &
Law Urban Planners Ltd.. Enclosed is our firm’s cheque in the amount of $125.00 made
payable to the Minister of Finance and a completed appellant form (A1).

Should you require anything further or have any additional questions wﬂh respect to the
foregoing, picase do not hesitate to contact the undersigned.

Yours truly, o : |
AIRD & BERLIS 117 PE GEIVEE J_FQB
< | ocT 26 201

. REGION OF PEEL.
CLERAKS DEPT

¢.c.  Edith Devico, Azuria Group
Michael Gagnon, Gagnon & Law Urban Planners Ltd.

11275238.1 .




Pringipals. '

Micliael Gagian, gas., MC LR, RRR.
Lty Law, BE.S. )
.Lena Gagitoin

February 18, 2011 Our Flle:

: PN 90.050.¢0 - IOP

City of Mississauga -

Planning & Bullding Degartment Cliy Flle;

300 Clty Centre Drive - CB,03.ViS

Wssissauga, Ontarlo

L&B 3c1

Attenfion: M Edward Sajeckl, Gonﬁmissioﬂer of Planning & Buifding

Re:  Azurla Group
- Fotmal Public Input — Proposed New Misslssauga Official Plan
Clty of Mlsslssauga Requasted Madifications
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Dear M- Sajecii:

Gagnon & Law Urban Plannors Ltd. (G&L) ls agent to Azurla Group {Azuria), ihe
reglstered owner of the property locatad at 3150 Golden Orchard Drive, the southwest
-corer of Golden Orchard DrNe and Dixle Road In the Clty of Misslssauga,

The subject propery ‘measures approximately 2.44 heectares (6.03 aocres) and s

currently ogcupled by two (2) apartiment buildings; one 18 storey building and ¢ne 14
storey bullding; totaling 238 apariment units.

Azurla Is currenily reviewing the development potenflal for the additlon of fwo mpre
apanment bulldings to the slte.

- @8L and Azurla have monitored the advancement.and evolytlon of the proposad New

Misslssauga Offlelal Plan (MOP). The Clty of Misslseauga has racelved previous wriiten
submlssions dated June 28, 2010 (attachad).

Fuither to our June 28 2010 submission we would like to provide the following
comments:

" e We understand that beoause the MOP is undsr review by the Reglon of Peel,
changes fo the MOP can only be made by requast to the Reglon. Through
thls and previous submlgsions made on behalf of Azurla we are copying the
Reglon of Pesl on s Istter.

3| Queén Street Eost, Sulfa 500 & Brampton, UntaHo Cunudl:r Lewsap. -
wvmgngmnluwwbnnpla_llr[ers com * Phone: 905-794: 5750 Fai: 905-798-5792

SR g%zs h%%?ﬁg R “%‘—“Qﬁ&f 52&
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« Ws do not agrae with the Cily's proposed new requirement for development.
proponents within areas without a recent local atea plan to prepare and
submit a Development Master Plan. (proposed revisions to Policles 1.1.4.c,
5.1, 11.2.6.6 and 10.3.5). .

The requlrelﬁent for Development Master Plans should be assessed on an -
application by applicatlon basls, where the proposed development warrants it
(l.e. larger block plan/tertiary pian sized re-development proposals),

The preparation of Development Master Plans may seive to prejudice the
development of "adjacent lands. This may unnecessarlly delay the
development process. -

The submisslon of a Development Master Plan for site speclfic proposals on a
single parcsl or small group of parcels Is unnacessary and onerous.

s Pollcy 1.14 is to he modifled by adding a polfcy relatéd to Spaclal Sltes. The
new MOP deleted the "Speclal Site” deslgnation which previously applled to
the Azurla sife under the 2003 Misslssauga Officlal Plan. _

We were not In support of the proposed deletion and belleve that: it should
have conflnued to be Identifled as a Speclal Slte to recognize tha site's
location along a Translt Priority Corrldor; In close proximily to the Dundas
Street Intensification Corildor and Its potentlal to accommodale addltional
resldentlal development. As stated In our June 28, 2010 submisslon, Ih some
Instances It slmply Is not practical o expect the Offlclal Plan, which Is a broad .
high leve! plan, fo be able fo capture existing land uses or a particuiar vislon
for a parcel of land. :

« Modiflcations fo Policles 8.2.1, 8.2.1.1b and 8.2.4 speak 1o Corrldor
Protecilon and Actlve Transportation. More spacifically, reference Is made to
Schedule 7 Long Term Cycling Routes. Dixle Road Is Identlfied as a Primary
On-Road/Boutevard Route (Reglonal), Azutla Is currently working with the
Region of Peel in relation fo the dedication of lands required for a permanent
watef fesdérmaln easement. Acquisition of additional lands for the proposed
cycling route Infiinges on Azurla’s abllity to further develop the sublect
proparty at the corner of Dixle Road and Golden Orchard Drive. We are
therefore of the oplnlon that future cycling routes should be restricted to the
exlsting rights-of-ways and avold, where possible, acquisition of privately
owned lands. ' :

« We disagree with the proposed modiflcation to Polley 19.3 which suggests
that market conditions should not be used as a planning Justification in
support of -a development appllcation. Market conditlons are ane of, if not the
single .most Influentlal factors for the conslderation of the feasibliity of
development. and re-development opportunities. Policy 1.4.3 of the 2005

Gagnhon & Law Urban Planners Lid. - Page 2
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Pravinglal Policy Stateritent (FPS) speaks to providing for an appropriate
-ranga of housing fypes and denslties to meet projacted réquirstnents of the
aurient and futuie résidents of lte marlet area. As such, market condltions
should afways be consldered when reviewing devefopment applications,
These conditlons dlctate the form of housing offred, the sfatus. of exlsting
and fufwe rasldent fiouseholds, levels of infrastruciure and public service
facllittes hesded to support tha curant and projected neads, and the cast of
living. _

We reserve {he right fo make addltional comments.

If you have any guesilons or concerns, please do not hesltafe to contaot tha

underslgned
‘ ﬂﬂ' -

Yours teuly,

Asso::iate Plannsr

' sln, Cliy of Mlsslssauga
R. Miller, Clty of Mlssissauga
D. Labrequs, Reglon of Peal
A, Prasad, Reglon of Peel

Gaghon & Law Urban Planners Ltd, ' Page3



A-14 Page 5

" Prlncipals
© Michael Gagnon, 0.3, ML, BPR,
¥ & Lily Law, B85, '
. L AW
UNPAN PLAHNENS (1D
establighad 1990
June 28, 2010 : Qur File: -
‘ * PlNl90!060l00
Misslssauga OF
Clty of Misslssauga "
Planning and Bullding Department _
300 City Centra Drlve . _ ' "AZURIA"
Mississauga, Ontarlo '
1.8B 3G

Attentian: Crystal Graer, Glerks Deparimebt

John Britto, Clerka Department

John Calvert, Planning & Building Dapartment
Marianne Casaln, Planning and Building Dapartment -

Re: Formal Publie [nput - Draft Migslssauga Officlal Plan
Azuiia Group ' )

o Whom It May Coneern; .

Gagnon & Law Urban Planners Lid, (G&lL) represent Azurla Graup (Azurla), the reglstered
owner of 3150 Golden Orchard Drive, located at the southwest comer of Golden Orchard
Dive and Dixle Road, Part of Lot 8, Congession 1, N.D.8, Cily of Mlsslssauga, Regional
Munlcipality of Peel. 3150 Golden Orchard measures approximately 2.44 hectares (8.03
acres) in size, [t Is occupled by two (2} apartment buildings; one 186 storey bulldiig and one
14 storey huilding. The two (2) bulldings house 238 apartrment unlts In total,”

Azurla has requested that G&L review the Dratt Mississauga Offlolal Plan (MOPR). This review
is belng conducted pariially In response to a letter which Azurla recelved from the Cily of
‘Misslssauga, Planning Department advising that a proposed change In the Draft MOP would
delete a "Spaclal Site” deaignation which currenlly applles to our client's site,

Qur review will focus on the MOP In the context of Azurla's plans for Intenslfication of their
site throug the additlon of a third afd possibly fourth apartment building,

j. Schedule 1, 1b and 4c designates the slte Nelghbourhaod and Corddor, whereas we
helleve that Tt should be deslgnated as part of the larger Employment Area and
Intensification Cotridor in the vicinity of the Intersection of Dixle Road and Dundas

* Streat East. This would recognlze the exlsting development on the site and the

1 Quaen Sirect East, Suite 500 ¢ Brampton, Ontarlo, Canadla L6W 371

Phone: (905) 796-5790 » Fax: (905) 796-5792 « Webslte: www.guéunnlmurb_anplannérs.com

CONFIDENTIATATY CAUTION

Y4t dostraent Iy Coneiltant-Clont privlleged 2 vontsku sonfidemdol Information intended anly Tos prosonls) unad sbavs, Auy.Tisteibotion, conybiy ar dhelone dnsidolly prohiblar.
1€ you Lawa recelead s dooumant haerror; lesta notlfyus knmedisly by telephiona ond rétums g evigival fouc by mofl witlioalmaklngweopy,
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potenttal to accommodate more residential development, Resldentlal development an
this site contrbutes to the municlpaiily's Intensification goals, With respect to the
Gorrldor deslgnation, we belleva that [t would be more appropriate lo he an -
[ntensifloation Corridor. Once agaln, thls would more appropriately recognize what
exlsls on site and the potential it has-fo actommodate more resldentlal. The
Gormmurilty Node which Is proposed o the north and south sldes of Dundas Strest
East, just east of Dixie Road Is a more apprapriate designation for the subject slte and
surrounding lands to the souti. )

2. Schedule 2 falls ta Identify the she and surrounding ared s part of a Comimunity Node
and intensification Corrldor,  Given the exlsliing development and potentlal to
agcommodate higher denalty rasidentlal, as well as surrounding uses, we helleve that
the Communily Nods as depleted should be enlarged to include the sife. We also
balleve that It should be increased In size to envelops the whole of the Intersectlon of
Dixle Road and Dundaa Street East, plus the Major Transit Statlon Area located to the

~goulh, as all of thése lands work In unison to create & mixed-use precinct/disttict. The
various sifes and Jand uses da not exlst in a vacuum. They are not Isolated from one

anolher,

3 Wé support the identificatlon on Schedule 5 of Dixie Road as a Reglonal Arterial Road,
We support the Idantifleatlon on Schedule 8 of Dixle Road as' a Transit Priorily

Coriidor, The Arletial Road context and the Transit Prlorlly Gonldor lend support to
our positior {kat our cllent's site and the surrounding-area should be asslgned a higher
priofity relative to thelr rols and funciion In accommodating higher density

development.

4, Gohedula $identifies vur client's slte as belng within the Applewood NHD, whereas we
helleve that It should be part of the, Dixle EA and Community Node CN for the reasons
atated earller. We helleve that the site has a sironger relationshlp to Dixfs Road. and
the other developments to the south and east In terms of thalr role and-function in
providing highet denslly resldentlal which provides much needed housing and supports

the commerclal uses exisiing and planned.

5. Schedule 10a deslgnatas our ollent’s site as Resldentlal High Density. * We helleve
that, conslderation should be glven to re-designating the site perbaps to Mixed-Use In.
recagnition of Its relationship to the lands to the south and east, and the role and
funcllon the site plays In accommodaling resldentlal high-rlse development. We
hélleve that consideration should be glven to the ad|ustments of the Mixed-Use Area

and the Node conslstent with earller comments. :

8. Our client's proposal ls supportive of Provinclal Pollcy which encourages development
that this transit-orlentad., The intentlon behind the proposal Is to Increase. dansily as a
“meens of maximizing and optimizing the use of Infrastructure.

7. We helleve that cltcumstances exist where it Is appropilate to ldantify ‘slte specific’
pollcles which reflect the unigue clicumstances of ceraln sites and/or groups of
vroperties. In some Instances [t simply lsn't practical to expect the Offiolal Plan which
Is & broad, high level plan to ke able to capture existing land uses or & particular vislon

for the lands.

GBL Urban Planets Lid, ' Paga 2
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8. The Intent through ‘infensifcatlon’ as propased s to support the PPS and the goal of

- ong term prosperity and soclal well-belng, We aupport the wise use of land resources.

The Azurla proposal to add a third and poasibly fourlh apariment bullding will ptormote
greater offlclency and a more compact form of development.

g, Conslstent with the Growth Plan, the proposal wlll contrlbute to:

« Bullding compact, vibrant and complete communfties; _

« ~Protocting, preserving, enhancing and wisely, using valuable natural resources
for eurrent and futurs generations; and .

+ Optimize the use of exlsting and fiew infrastructure.

10, The proposal o [ntensify on the site Is approprlate on accaount of éidstlng Infrastructure
which will b available to support the additional development.

11. Gonsletent with the gulding principles of the New Offiglal Plan the proposal will
conlrlbute to the range of tousing choldes for local residents.

12, The proposal represents an oppértunﬂy ty direct higher denalty resldential and

— _——_—empleymenLgrowlh_to-keyJocatlonsth[ch‘are,sﬂmedhy_lranBiLandJniraai[uctutL

13. Conalatent with Seclion 4.3, we hellever that our cllent's site has & rale and function to
play in the conlext of the Intersectlon of Dixle Road and Dundlas Strest Fast as part of
a larger Community Node, The development which exists and which Is envisaged can
play an important rele T aceomnmadating higher denslty dovelopment which le translt-

orlentad.

14, Being mindiul of Secilon 4.3.3, wo helleve that the limits of the Dixie/Dundas
Gommunty Nados heed ta be fevised to Include our cllent's [ands, These lands already
play an Important role In accommadating higher denslty residentlal, As development
on the slte Intenelfles, It will help to achleve the vision for the Dixle/Dundas Node, as

well g¢ the particular targets related to the number of resldents to be accommodated.

15, Seatfon 4.3.5 Neighbourhoods does recognize that higher denslty development has
role to play and that intensification can coour, but that belng sald, we helleve that It
would be more apprapilate to re-deslgnate our cllent's [ands fram Nelghbourhood {
Dixle/Dundas Communily Node and Employment Area racognizing that higher density
development wlil play an important role in the emerging Intensification erea to ihe

soulth.,

16.Seelion 4.4 addresses Cotrldors. We helleve ihat it would ba more approptlate
recognlzing thé lavel of development existing on our ollant’s slte and proposed that the
site he designated an Intenslfieation Corrldor.

17.Wa belleve that our cllent's site is sultable for a fourth apartment bullding located
mmediately adjacent to Dixie Road. Dixle Road In the vicinity of our cllent's slte
leading down_fo Dundas Street East ls worlhy of serious conslderation as belng

designated an Intensificatlon Corrldor.

"GRIL Urhan Platinais Led, Paga3
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18.As far as Infensification Areas are. concerned and being mindful of Sectlon 8.2.2, the
Zoning By-law already allows for & third apariment buliding on our cllent's ste. Our
Sllent ls consldering the pursult of a fourth apartment buliding. We serlously question
the “appropriateness of designating the site as helng part of a Nan-intensification
Nelghbourhood Area, We belleve that It would be more approprlate to re-designate the
gite a Community Node, _ .

19, We have reviewed 8ectlon 18.0 of the Offlclal Plan and the letter from the Planning
Department proposing to delets the “Bpecldl Slte" deslgnation which applles to our
cllent's lands. - We do not stpport what is proposed, We belleva that the site should
conthue to be Identifled as a “Special Site” In the context of our other
recammendatlons and comménts contained herein. - The site should have a “Speclal
Skte” applied to {t and possibly an exemption to allow for Its own pollcles to be
devaloped, - S :

Wo welcome an opportunliy {o meat with staff to dlscuss our comments. We reserve the tHght
to make additlonal comments. Wea recommend agalnst approving the Offlclal Plan In Its
cumeht format, We wish to receive notification of approval of the Plan and adoption of -
[Implementing documents. We wish to be notiiied of future meetings related to the

Misslssauga Offlclal Plan.

Yours truly,

Michagl on, B.E.8,, M.C.L.P, R.P.P.

Manag) }oipal Planrer

C"ZEQI HDevlco, Azuria Group .

Mare De Nardls, G&L Urhan Planners Ltd.

GEL Urban Plonnerd Ltd, ' T . Page4
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U pdgcipels, Lt i liliiiils
Michacl Gagnon, B.ES, MCh, RRR.
_;].[[y[qw,BlES‘_v._E LT

ocr . :
. Qctober 26, 2011 , PIYT 47201 Our File:
‘ . ' anel BUSETE P.N.09.15619.00
The Reglonal Municipality of Peel Fealon GF et
Office of the Reglonal Clerk Reglonal File:
10 Posl Centre Drive, Sulte A, 6" Floor P13-MOP 08.0

Brampton, Ontquo

L6T 4B9 o T T U
Aftentlon: Ms. Carcl Reld, Regional Clerk A . LY
Subject:  NOTICE OF APPEAL : 0CT 26 207
City of Misslssauga Official Plan :
. . REGION OF PEEL
Section 17(38) of Plgnnmg Act GLERIS DEPT,

Dear Ms. Carol Reild:

__ Gagnon & law Urban Elgnn-ers Lid. (G8L) is agent to Latiq Qureshi, the registered

owner of the property (ocated at 2625 Hammond Road in the Gily of Mississauga, which
is located immediately south ofthe commercial plaza located at the southwest corner of
Dundas Street West and King Forest Drive, Part of Lot 2, Range 1, South of Dundas

Street, Racey Indian Tract, City of Mississuiaga, Regional Municlpality of Peel.

On behalf of our client, and purstant fo Sectlon 17(36) of the Planning Act, R.8.0.,
1999, c.P. 13, as amendad, we hereby appeal the proposed new Mississauga Official
Plan In its entirety as it effects 2625 Hammond Road for the reasons set out in the
afiached correspondence dated June 28, 2010 and February 18, 2011 from Gagnon &

Law Urban Plannets Ltd.

Our client objects to the provisions found in Sectlons 1.1.4.c, 5.1, 64, 11.2.6.6, 16.0,.
19.3.5, Scheduls 1, Schedule 1a, Schedule i0a. More specifically, the objections
pertain to the Impact that the poilcles and Schedules will have on his property rights and
desire to subdivide the site into 9 additional upscale, heritage inspired residential units.
He also intends to preserve the existing dwelling which he resides in with his wife.

The policles of the new Official Plan are objectlonable on the basis that it Is
inappropriate {0 specify that a Development Master Plan Is required as It relates to our
clients property. The Schedules are unclear and it is not discemnable if the
intensification Corridor and Green System apply to the property. Itls inappropriate to
deslgnate the site Green System gliven the highly degraded condition of the vegetation
which occupies part of the site, and considering the urban condltion surrounding the
property. In the context of the surrounding area and In recognition of the enclosure of

21 Queen Stiest Est, Sufte 500 = Br:ainpfpp, O_ntprl_;)‘ 'Ci&nqdq Lﬁw 3P‘l ' .
_wmy.gugnonluwur_bunp'lunners._com . Phpne:QQ_Salg_ﬁ-SjSD 4 Fax; 905-7196-5792
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the creek north and south of the site (as approved by the authorities having Jurisdiction),
itis inapproprlate to designate_ a poriion of the site Greenbelt.

Our client believes that it is more appropriate to designate the properfy Low Density 2,
hot Low Densily 1. This would be consistent with the rest of the nsighbourhood. Only -
the heritage home should be designated historlc, not the highly degraded vegetated
portion of the property and manicured lawn areas. :

Our client only seeks to develop his property in acéordance with how adjacent sites
have been, applying the latest princlples of good planning.

Enclosed is a certifled cheque in the amount of $125.00 made payable to the Minister of
Finance, and a completed Appellant form (A1), '

Should you have any questions, or require anything further, please do not hesitate fo
contact the undersigned.

Yours truly, ﬂ M—‘ .
| Gagnon, B.E.S., M.C.P,, R.P.P. Andrew Walker, B.E.S., M.C.L.P., R.P.P.

Managing Principal Planner Associate Planner
w.gaghonlawutbanplenners.com. .

cc: L, Qureshi, 2625 Hammond Road

Gagnon & Law Urban Planners Ltd. _ Page 2
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e
Michiael Gagrion; B.ES., MELR,REP.

Ly Loty BES.

Leta Gagien-

Fepruary 18, 2011 Our Flles
Cify of Mlsslssauga : _ .
Planning & Bullding Departiient _ " Gity Fila:
‘300 City Centre Drive ¢D.03.MIS - :
Wisatssauga, Ontario ' :
L5B 3C1 d '

Aftention: M. Edward Sajecki, Commisslonar of P’lanning& Bullding

Re: Latlq & Fatlmia Quyeshi, 2628 Hammond Road '
Formal Publile Input —Proposed New Wississauga Offlcial Plan -
City of WMississauga Requested NMadlfications

Deai V. Sajeall:

Gagnon & Law Urbén plannars Lid. (G&L) is & jent to Latiq Qurashl, {he reglsterad
owner of the properly located at 658 Hammond Road It the City of Mlasissauga. Thelr
home I located immedlately. south of tha commerclal plaza located at the southwest
comer of Dundas Street West arid King Forest Drive. :

Our cllent Is proposing to preserve the herltage dwelling which ocouples 2625
Hammond Road, 2626 Hammond Road is. ourcllents' primary resldence. The Qureshi
famlly wishes f0 develop. the surplus lands sutrounding thelt dwelling for a limited
number of hertage Inspired gingle detached residential dwelifngs. The proposed new
dwelllngs will be sympathetle. fo the herltage house and compatible with the

nelghbaurhood.

G&L have moritored the. evolutlon” of the propdsed New Mississauga Officlal Plan
(MOPY); see attached correspondertce dated June 28, 2010.

Eurther to our June 28, 2010 submission, We have the followlng comments as it glates
fa theJanuary 25, 2011 Staff Report: .

s We understand thaf hhecause tha MOP is undef review by the Reglon of Peal,
changes to tha MO can only be made by request to the Region. Thiough
{hls and previous submisslons made orn hehalf of Latly Qureshi we are
copying the Reglon of Peel on this letter.

. FAGueenStreetEost,Splte300 ¢ raniptom; Ohfarle Canadg LW 3P)
. ! .gdghnfn'la*._f.rurbp_npl'un_ners_.tém-_. Phiane; 905:796-5790 -_Fm¢:905-796'-5792_

§ et et e AL
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o Wa do not agrée with the Clfy's proposed new requirement for development
proponents to prepare and submit a’ Deyelopment Master Plan to gulde
development withln surrounding Charfacter Areas as a requirement. for a
cgmplete application (proposed revisions to Policles 1.1.4.¢, 5.1, 11.2.8.68 and
19.3.5), .

The requirement for Davelopment Master Plang should be assessed on an
application by appllication basks where the proposed developiment warrants f
(I.e. targer block plan/tertiary plan sized re-development proposais).

The Davelopment Master Plan proposed by the Cily, which suggests’ that
individual applicants prepare Plans for lands. located beyond the limits of their
own haldingg, Is not ngeded in all clrcunstances. The praparation of such.
Plans could he prejudiclal to surrounding fandowners. Such a poligy may only

serva fo unnecessdiily delay the develaprient process,
We reserve the right to male addRional comments,

If you have any questions or concerns, please do not hesitate to contact the

tnderslgned:

Yours truly,

Wichae) Gdgnofy, B.E.S, M.C.LF, RP.P. Andrew Walker, B.E.S., M.G.LP, R.P.P,
Manag)dg Pyihclpal Plannar - Assoclate Planner

G|c|; i

. Cassin, Gity of Mlssissaliga
R. Millex, Clty of Misslssduga
D. Labrecque, Region of Peel

- A Prasad, Region of Peel

Gagnon B Law Urban Planners Ltd, ' Page 2
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Princlpals -

Mlchat] Gagnon, BES, MCLR, RRE
Lily kaw, MES.
June 28, 2010. ' OurFile:
. PN.08.1519.00
The Corporatlan of the Gty of Mississauga :
Planning, Déslygn & Development Via BE-mall & Mail
300 Cify Centve Drive
Migsidsauga, Ontarlo ) "I ATIQ QURESHI”
.L6B 3C1 ‘ :

Attention:  Crystal Greer; Clorks Dapartmant
John Byifto, Clerks Department
John Calvert, Plannlvig & Building Department
Marfanne Cassin, Planning and Bullding Department

Re: Farmal Puhlic [nput - Draft Mississauga Offieial Plan
2625 Hammond Road
" To Whom It May Goncern: -

We represent Latlq Qufeshi, owner of 2628 Hammond Road In the Clty of Miaslssaugal.
2625 Hammond Road s located south of the commerctal plaza at the southwest corner of
Dundas Strest Weat and King Forest Drive, : B o

Our client is propasing fo preserve the heritage dwslliing which occuples 2626 Hammond.
Road, In additfori, our cllenf wishes to develop the surplus lands surrotnding the herltage
dwelling for a modest mumbe: of ghgle detached residentlal dwellngs In kesping with the lot
fabrle In the surrounding area. The objective Is to focus on the architecture of the historlc.
dwelling. They wish to make the hame ltself a showplece. The new surrounding lots will be

“sympathetlc fo the neighbourhgod.

4. Schedule 1 and 1a fo the Officlal Plan desighate the sité Nelghbourhood: [t Is uriclear
from the scale of Schedule 1 If fhe site ls Included as part of the Infensification Corrfdor
and tha Green Systern. We da not support the deslgnation of Gieen System dua to the
highly degraded condition of the vegetatlon which occuples a portioh of the slte. We also
do not support the Green System deslgnation due to the lack of connectlvity with any other
sighlficant natural heritage features In the area, The drainage ditchfswale which fraverses
the properly Is a highly degraded remnant former water course which traversed the site
and suttounding area. This fealute was decimated by the approval by ftie Clty of -
Mississauga of urban development ta the north, south, aast and west.

31 Quiean Sireet East, Sulte 500 ¢ Brampton, Ontato, Canada L6W 3P1

Phone: (A05) 796-5790 « Fax: (905) 7965792 » Website: www.gagnonlawurbanplanners.com

R ol ok
114 dosument b Corultant: Clfent peivltegedend coptalns confidentlal informatlon infendsd ondy for prryonle)nemed abore, Any distribution, copying of diselorure [y aistedly prohiblisd,
ﬂywhauore-:elvedﬁ:hdounq:llnemnp_l'menﬂlﬁ}mhmlﬂ!ahiybfﬂl:pmmret\'mlheorisiml s by mailwithoul making acopy.
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'

2. Schedule 10a designates our cllent's site Gresnbelt and Resldential Low Density 1,

whereas we belleve that the Greenbelt designallon Is wholly Inappropriate. We also

beliove that Resldential Low Density 1 should ba changed to Resldential Low Denslty 2

consistent with the rest of the Nelghbourhood. - Our cllent is: In the pracess of preparing a

Draft Plan of Subdivislon for additlonal lots which will be similar In slze. with that which
~ oxist In the area. . '

3. Our client's objective In going forward Is to protect, preserve and enhance the historlc
dwslling and a reasonable and appropriate amount of land surrounding it, while ailowing
for the development of the balance of the lands In a manner which Is conslstent and
complemenitary. '

4. We bhelleve that circumstances exist where It Is approprlate to Identify ‘Site Specific’
policles which reflect the unique clrcumstances of certain sites andfor groups of
properties. In soms instances It simply Isn't practieal to expect the Official Plan which Is a
broad, high level plan to be able to capture existing land uses or a particular vision. -

5. Consistent with the Growth Plan, the proposal will coniribute to:

. BuIIdlng' compact, vibrant and complete communities;
o Protecilng,-preserving,-enhanclng-and-wisely-using-valuable-natural-resources

for current and futuré generations; and
o Optimize the use of existing and new Infrastructure.

8. The proposal and the vision of continulng to protect the herltage resource is unique and
represents an exclling opportunity to recognize the diverslty in the local landscaps. This is
an inspired opportunity to demonstrate how the public and private sectors can work
together to promote the Individual and greater good simultaneously.

7. The proposal In advancing a limited number of new residential lots which are similar
and/or complementary In terms of frontage and [ot size ls meant to protect and enhance
what is by and large a stable nelghbourhood, but at the same time allow for our client to
optimize the use of the site. We firmly believe that if planned properly, additional lots can
be added without defracting from the slgnificant cultural heritage resource, Fiture homes
will be designed helng mindful of the herltage of the existing dwelling.

8. Consistent with the gulding principles of the new Offlclal Plan, the proposal will support,
sustaln and Improve the natural environment and cultural herltage, The proposal Inciudes
the reallgnment and re-vegetatlon of the watercourse/drainage swale/ditch which
traverses the property. The goal Is to take a highly degraded vegetative unit and create
something superlor fo what exlsts today. ‘ .

9. Our cllent knows flrst hand the value of preserving natural herltage and cultural resources.
In thie regard, our client Is commiited to malntaining a link to the past, while balancing this
with the need to use land resourcas as efficlently and responsibly as possible,

10.While our cllent Is sympathetlc to the Greenland System-ah_d need fo protect and enhance
natural systems, thls cannot extend fo the Inappropiiate designation of highly degraded
" . pockets of vegetatlon of which serve no true purpose on a clty-wide scale. In the case of

Q&L Urban Planners Lid, Paga 2
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our client's property, the surrounding lands were approved for the development of housing
and @ commerclal plaza, and It Is our underafanding that historlcally these ofifet lands
were not terribly different from our cllents’ property. Recagnizing this, ws do not belleve
that [t fs appropriate to apply any of the Greenland System Pollcles to the sublect gife,

11.\Ve hava reviewsd Secllon 6.4 of the Jifictal Plan dealing with Herltaga Planning, Our
client's property Is Identified and designated as a Heritage Resource. Cur client does not
dispute the Importance of malntalning the herltage dwelling. ©ur glient only wishes to
davelop surplug larids consistent with what others have heen allowed fo do,

12.0ur client views fhia rest of thie land holding as having similar characterlstics to adfdceént
propaties which ware approved for the: development of single detached dwellings and a
shopplng centte.  Qur clfent Is preparing to flle an Amendment Appilcation which. will
propose the preservatlon of the historle dwelllng and a madest number of new resitential
buliding lols: ‘We belleve that the policles In the Official Plan pertaining to Herltage
Resources naed to ba re-examined arid customized to take Into conslderatlon this site,

13.Catisistent with corivient No.12 abave dnd héing mindful of Sectlan 16.0 of the Officlal
Plan, we recommend that considerailon be given to applying a "Special Site” deslgnation
to 2626 Hammond Road which would recognize the preservatlon of the heritage dwelling
and—allow—for—davelopmant -of—surplus—lands—eonslstent —with—surrounding—newer
construction. ‘ :

We welcome an opporfunlty to meet with staff to discuss our comments. We reserve {he right
ta make additiohal camiments. We recommend agalnst approving the Officlal Plan In lts
current format, We wish to recelve nofiflcation of approval of the Plan and adoption of
Implementing documents. We wish. to be nofifled of fufura meetings related to the
Misslsgauga Official Plan.

Michael B4ghon, B.E.S., M.C.LP., RP.F.
ManagthgPrincipal Planner ,

Yours truly,

L. Quteshl, 2625 Hammond Road
A. Walker, G&L Urban Planners Ltd.

G&L Urban Planners Ltd, Page 3
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- 9B BOUSFIELDS Inc. P

Project No, 1025
Qctober 26, 2011

Ptanning and Building Department I:‘ECEWED

Cily Hall (Mlsslsauga) .

300 City Gentre Drive . 0CT 27 201
9 [B

Mississauga, Ontarlo LGB 3C1 ' P Sy

To whém it may concern,

Re!: Ofﬂc' fan eal - N/W Corner of Derry/Hurontario

We are the Consultants acting on behalf of Anforsla Investments Ltd. This is a
formal appeal In regards-to the permilted uses on the site located on the norih-
west corner of Derry/Hurontario Roads, as per the new Official Plan recently
adopled by Regional Council '

Yours very truly,

Bousfields Inc. W

Laurle McPherson, MCIP, RPP

E@EE‘@? Eﬁm |

0CT 26 201 '

REGION OF PEEL
CLERKS DEPT,

3 Church 81., #200, Toronlo, ON MSE 1M2 T 416-047-9744 F 418-947-0781 www.bousﬂelds.cé
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@ ANTORISA INVESTMENTS LTD.

October 25, 2011

TO WHOM IT MAY CONCERN

Re: North West Copner of Hurontario and Derry Road- Mississauga

This letter authorlzes Laurle McPheison of Bousflelds Inc, 3 Church Street, Sulte 200, Toronto,
Ontarlo, MSE 1M2, to act as our agent (n regards to applicatlons pertaining to the above
noted property. "

Should you have any questions or require additional information, please do not hesitate to
contact me, :

Yours lruly,

ANTORI STMENTS LTD.

- Per: To hiode

TC/mm

580 Evana Avenue, Toranlo, Cntarlo, Canada MBW 2W1 (418) 256-5601 »_ fax; 416-266-4708
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LAV FIOM LLP

390 Day Streel, Suite 500
Saull Ste. Marle, Ontario
Canada PGA 1X2

August 10, 2011 : . Tel. 705.949.6700
Fax 705.949.2465

wavwwvisharllpw.com

WITHOUT PREJUDICE

MS CAROL REID
REGIONAL CLERK
REGION OF PEEL

10 PEEL CENTRE DRIVE
BRAMPTON ON L6T 4B9

" Dear Ms. Reld:

Re: ' New Clty of Mississauga Officlal Plan Request for
ModIflcation — Naorthwest Corner of Hurontarlo Road
and Derry Road '

Qur Flle No: 6827-45

Wa are the solicitors for Anforisa lnvesiment's Ltd., the landowners of the
above noted properiy, legally known as Part of Lot 11, Concesslon 1 In

—the-Clly-of-Misslssauga. —Our-client purchased the property intending to
develop the lands for a two-storey automotive repalr facility. -

In a pre-application meefing with Clty of Misslssauga Planning staff on
February 26, 2010, staff advised that the proposed usé was permilted
under the Officlal Plan but that an amendment would be required in order
{o permlt the proposed iwo-storey bullding helght as the Offlclal Plan
requires a three-storey minlmum.

Following the meeling, our cllent finalized the purchase of the site and
has been proceeding with revised plans In order to submit an Offlclal Plan

Amendment and rezoning application,

However, at a May 5, 2011 mesting with the Development Applicatlon

Requiremenis Commlittes {DARC) staff advised our consultant that ths

proposed use would not be permlited In the newly adopted Officlal Plan
~ ("he new Plan’) and that & different use should be pursued. :

it was not my cllent's interpretation of the new Plan that the use wae no
longer permitted and accordingly, to this polnt In the process, we had hot
geen It necessary fo object to the proposed Bushess Employment
deslignatlon In the new Plan. :

We have reviewad the new Plan on behalf of our client and belleve that
. thers Is some uncertainty as to whether tha proposed automotive use
would bs permitted by the Business Employment deslgnation. As a
result, we would request, to the extent that any uncerialnty axlsts In

excellent solutions,
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August 10, 2911

regards to the pollcles set. out below, lhat the new Plan be clarlfled to
permlt the proposed use. '

As noled, the new Plan deslgnetes the slte Business Employment.
Sectlon 11.2.11 of the new Plan provides for & humber of uses that will be
- permitted In the Busfness Employment deslgnalion in additlon o the uses

permilted In all designations, which speclitcally includes a 'motor vehlgle -

body repalr facillty'.
We further note that Pollcy 15.1.4 provides that the Molor Vehicle

Commercial designallon will not be permilted In the Corporafe Cerifres. .

identification,

On (his basls, our reading of Polley 15.1.4, in light of the use-spacific
permissions set out In Sectlon 11.2.11 for lands deslgnafed Businoss
Employment, 15 thal it is not Intended to prohibit motor vehlcle uses, but
ratherthe deslanation In lts entlrety. -

While we agree that the proposed use would be prohibited by Sectlon
17.1.4 In Employment Areas, we note that the lands have been Jdenlifled

_ as Coyporale Genfres on Map 1 (Utban Struclure) and are accordingly nat

subject lo the Employment Areas identificallon.

Therefore we would request thal the Plan be clariifed fo permit the
proposed- aviomolive use for the larids at thé northwest corner of
Hurontarlo Road and, Derry Road. In this regard, consistent with olher
automolive uses permitted In the Corporafe Centres identlfication at the
_same Intersectlon, we would request that a site-specilic excepllon be
added to Section 15.2.2 for the slte.

All of which is respectfully submilted. If you haVa'any queéllons with
. respoct to this submission or requlre any addillonal Informallon, please do

not hesltate to contact me.

Tolaphone Exl.: 231

Email; orosa@wlshertiaw.com

Asslstant: Gina Clcchelll

‘Telaphone Ext. 220

Emall: gelechelll@wishertlaw.com

OMR:gc . :
H\Antorlsa\Detry Road\ComespondencoVieglonal-clerk.flr.doc

A-16 Page 4

Lav FInk LLP |

190 Bay Stieet, Suile 500
Sault Ste. Marie, Qntaito
Cantada P6A 1X2

Tel, 705.949.6700

Fax 705.919.2465

wyrwisharllaw.com

axcellent solutions.




- . ) . ' Blake, Cassels & Graydoﬁ LLP
% ‘%‘ : . RECEIVED Barristers & Salicitors

. . Patent & Trade-mark Agents
0CT'2 4 201 199 Bay Strest
! Suite 2800, Commerco Court West

egﬁ"ﬁ%c%?stsaf - Toronto ON MBL 1A9 Canada
GlON OF Fet . _ Tol A18-803-2400 Fox: 416-863-2653

Gerald 8. Swinkin

October 20, 2011 C : , o Ol 416.865 6048

' gerald swinkin@blakes.com -
ViA E-MAIL and - '
COURIER ) - 'Reference: 6751012
Ms, Carol Reld - 9 E@ML&\\;E g]
Regional Clerk, Legislative Sérvices ' ! : g__i .
Region of Peel . _ | __ : U 0CT 21 2011

10 Peel Centre Drlve

, Sulte A, 5" Floor o

o Brampton, Ontarlo . : _ . REQION OF PEEL
L8T 489 . : — GLERKS-PERT:

Re: . Mlsslssauga Officlal Plan
’ Region Flle No; P13-MOP 08.0, and

Ra:  Notice of Appesal by Elght Acres Limited '
Dear Ms, Reid:.

Wa are counse! to Eight Acres Limited, the registered owner oflands lying on the east and west slde of
Shepard Avenue, south of King Street East and north of Palsley Boulevard East, in the Clty of
Mississauga. In fact, our client's lands are specifically identified as Site 1 in the épecia'l site pollcles for
ihe- Dowhtown Hospital Character Area as_particulerly [dentifled Ii Section 12.5.4.1 of the new

Misslssauga Officlal Plan,

There is a long planning history associated with these lands andthere remalns before the Ontario
Munlcipal Board an undisposad of appeal with respect to an earller proposed Official Plan Amendment
to the Cooksville District Plan relating to this site. That appeal Is referenced as OMB Case No.

PLO80724,

The lands of our client had orlginally been designated for high density residentlal purposes in the
Township of Toronto Officlal Plan. Varlous attempts to down-designate these lands were made by
prior Councils of the Clty of Misslssauga, which actlons were either deflected, deferred or appealed.

The designations for these lands on Scheduls 10 to the new City of Mississauga Official Plan are
Residential Medium Density, Resldential Low Dansity and Greenbelt. Gonglstent with the treatment of -
adjacent lands to the west and porth on Schedule 10 and conslstent with the planning Intention for
these lands back to the Township of Toronto Officlal Plan, our cllent is of the view that lis lands should

" MONIREAL  OTTAWA  TORONTO  CALGARY  VANCOUVER
urmvoRk  CHICAGD  LONDON  BAHRAIN  ALKHOBAR® BEUMG  SHAMeHA®  blskes.com
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be deslgnated for High Density Residentlal purposes and Greenbelt as It relates to the relevant portlon
of the Cooksville Creek. ' ’

Consequently, our cllent objects to the designations on the Scheduie 10 Land Use Designallons Plan
and objects to the references. In Section 12.5.4.1.2 of the Downtown Hospltal Character area policies to
the deslignations of Residential Low Density 1 and Residentlal Medium Density, Our ¢llent objects to .
any ‘other references on plans or In text elsewhere In the Mississauga Officlal Plan fo a fand-use
designation other than Residentlal High Densily on its lands save and except for the relevant portion of
the Cooksville Creek for greenbelt purposes. With reference to the Site 1 policles In seclion 12.5.4.1,
our cllent also challenges the appropriateness of the provisiéns In clause (d) In section 12.5.4,1.2 with
speclfic reference to the need for housing forms that provide for the siepping of densitles and building
hleighls from higher at the north and west ends of the slte to lower at the south and east ends of the
site, : .

- T T Asanaid to umderstanding the planming history associated with these ands andthe as yet Gnresolved

) determination of appropriate land use designation for the slte, t am enclosing a copy of the decision of

the Ontario Municipal Board Issued April 22, 2005 with respect to an appllcation by the City of

Mississauga-ragardifig the' outstanding.appea] agalnst OPA 3 to the Cooksville Distrlct Plan. Our client

maintains its. view that proper planning would identify its lands for high density resldential purposes and

this appeal Is Intended to ensure that the record reflects this continuing Intention and that our client is

not taken to acceds to the designations shown on the land use schedule or n the policy text within the

. hew Misslssauga Officlal Plan. ' .

In accordance with the requirements of the Planning Act, our firm cheque in the amount of $125,00
payable to the Minister of Finance Is enclosed as the appeal foe. . .

Our client fully reserves Its tights to Identify any further or other text or schedules to the Misslssauga
Official Plan which are connecled to lts objection as they may relate to the site 1 lands Identified in the
Officlal Plan, '

In the event that you require any further material regérding this matter, please feel free to contact me. .

Yours very'truly,

GSS/kw

¢ J, Humeniuk (via email)
G:; Broll (via email)

22181778

. MONTREAL ~ OITAWA  TORONTO  CALGAAY  VANCOUVER
NEWYORK ~ CHICAGD  LONDON' BAHRAN  ALKHOBAR®  BEUING  SHANGHA  blakes.com
* Assodatad Office
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WESTON CONSULTING GROUP INC.

vy ‘Land Use Planning Through Experence and Innovation' Oqtogé ﬁk Ig&%é

Reglonal Municipality of Peel : , . OCT 24201
Offlce of the Reglonal Clerk ' PYADB, OB I

10 Pesl Centre Diive, Sulte A, 5" Floor ot e e
Brampton, Onlario

L6T 459 S  21-10-11P12:26 RCVD
ATTENTION: Ms. Carol Reid, Reglonal Clerk

Daar Ms. Reld:

Re: Notice of Appeal of Clty of Mlssissauga By-law # 305-2010
To Adopt the Clty of Mississauga Officlal Plan

Weston Consulling Group Inc. (WCGI) are fhe planning consultants to Mr. Raffl Konlalian,
registered owner of the above-teferenced 1.78 hectare (4.4 acre) property situated at 2167

been procsssing subdivislon and rezoning applications under files OZ 06/011 W7 and T-
MO06002 W7 on behalf of the owner (Ann-Marie Janoscik) {0 permit detached dwelllngs on a
private condominium road. The praperty has since changed ownership with our client Mr.
Konialian having taken ownership of the lands In May of this year. As the new authorized
agents, WCGI are currently preparing a revised rezoning submission to the City of
Mississauga for the subject lands

On October 14, 2010, a submisslon was made (see attached) by Ruth Victor on behalf of the
owner of these lands requesting that the newly adopted Misslssauga Plan should not apply to
the development of these lands. The pew owner wishes to carry forward this request as It
pertalns to these lands and the forthcoming rezoning proposal. As such, please consider this
as our formal appeal of By-law # 305-2010. To avoid interfering with the balance of the new
Official Pian, we wish to limit our appeal fo the provisions of the following pollcies:

o Seciion 16.1.2.1 (Nelghbourhoods Policles);

| . ) (g;"a:y V7
« Section 16.6.54.2 - Specll Site 4 (Cooksville Neighbourhood Ch%%lg r%gldylg
Pollcies). '
0CT 2 1 201

|

The reasons for the requested appeal are as follows!
1. Policy 16.1.2.1 (Nelghbourhoods Policies) applies not only to the subject Ianggﬁ_@ gOSEPIETEL
all lands designated Low Density | and }l throughout the Gity of Mississauga, As such, '
it discourages Inflll redevelopment and Intensification that Is different from the
prevaliing freshold lot frontages, lot areas and built forms. Thls i not the appropriate

Vaughan Office: 201 Millway Avenus, Unlt 19, Ozkvlle Office: 1660 North Servica Road East, Sulte 114,
Vaughan, Ontarlo, L4K 5K8 . Oakvllie, Onlario, LEH 7G3
Tel. 905-738-8080 Tel, 905-844-8749
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~ method of determining “compatibility” and Is Inconslstent with provinclal pollcles on
Intensification and redevelopment.

2.- There is uncertainty as to whether the proposed policles apply to commeon element
condominlums or their assaclated- creation of parcels of tled lands as they only deal
wilh lot creation through consent or draft plan of subdivision.

3. The policles do not recognlze the numerous existing detached condominium
developments which are currently built and occupled In the City of Misslssauga. As
such this amendment will resull In multlple zoned sites which are not in compllance
with the Official Plan, . ' :

4. Such further and other grounds as may be advised.

In support of the requested Notice of Appeal, please fird enclosed the following:

» Completed Ontario Municipal Board Appetlant Form (A1);

* A money order In the amount of $125.00, payable fo the Miriister of Finance.

Please call me at (805) 738-8080 ext, _289 if you have any quesﬂons or requlre any additional
Information, Thank you. ' .

Yours truly, :
Waston-Consulting Group ltic:
- Per:

-
Jim Levac, BAA, MCIP, RPP
Senlor Assoclate .
Encl.

cc Rafif Konlallan -
' John B. Keyser, QC, Keyser Mason Ball LLP
Marianne Cassin, City of Mississauga
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8 RuthVictor

& Associates

- October 14,2010 oEAENVER
- M. Brock Criger

Manager, Development Control OCT 2 1 2010
Reglon of Peel ' . : crrd - ghH, (UL,
10 Peel Centre Drive ' REGION OF el

Suites Aand B

Brampton ON L6T 489

"Dear M. Criger
‘Re Notlce of Approval - Official Plan Revlew Clty of Mississauga

Please be advised that I act on behalf of Ms. Antie- Marle Janoscil with raspect to a
draft plan of subdivision and zoning amendment for the lands known as 2167
Gardon Drive, Mississauga (0206/011 W7 and T-M06002). These applications were
origally filed In 2006, We anticipate these applications will be considered by City
Councilin the spring 0£ 2011, -

We undérstand that the Clty of Misslssauga has adoptetl a new Official Plan recently,

It Is out view that the existing (in force and effect) Official Plan Is the operative
document by which the applicatlon must be considered. The policies of the recently

- adopted Mississauga Plan should not apply (n the gpproval of the proposed
development project.

" Please accept this letter as our formal request to be notified of the approval of the
new Mississauga Offlefal Plan by the approval authority, the Reglon of Peel.

1 look forward to hearing from yot on this matier.

Yours truly,

Ruth Victor, MICP RPP

b=t E T

{243 VALLEYBROOK DRIVE, OAKY
T: 90B.257.3500 " Fi 908.267.1621
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Barslsters and Sollcltora / (-f

Leo F. Lango
Direci: 416.865,7778
E-malk ||ong_u@alrdbarlls.com

October 26, 2011 File No. 106621
DELIVERED AND EMAILED _ RECEIVED
Reglonal Munlclpality of Peel OCT 7 7 011
Office of the Reglonal Clerk '

40 Pesl Centre Drive an e S

Sulte ‘A, 5th Floor
Brampton, ON L6T 4B9 .

Attentlon:  Ms. Garol Reld, Regional Glerk
carol.reld@paelregion.ca

" 0CT 26 201

Dear Ms. Reld: '

Re: Notice of Déclslon

Mississauga Official Plan
REGION OF PEEL

" Notice-of-Appeal— ___GLERKS DEPTL.

Orlando Corporation

We have been retalned by Orlando Corporation in the above-captioned maiter.

Pursuant to subsection 17(36) of the Planning Act, R.S.0. 1990, ¢. P.13, as amended, we
hereby appeal the ahove-caplioned decision and the porilons of Misslssauga Officlal Plan
as sef out in this lefter. This appeal conslsts of the following:

1. a completed and slgned A1 - Appellant Form;
2, this lelter; and
3. ourfirm cheque In the amount of $125.00to cover the applicable appéal fee.

Orlando Corporation owhs 2 slgniﬂcant amount of properly withln the Gity. Through its
planning consultant, our client pariicipated during both the City and Regional processing
of the new Mississauga Officlal Plan and provided written submissions.

in no partlcular order, our cllent hersby appeals the following policles, matters and
Schedules of the Missigsauga Offlcial Plan as approved by the Reglon: '

1. Lands municipally known' as 5855 Terry Fox Way and 850 Matheson Boulevard
ought to be redesignated from "Business Employment’ to "Mixed Use". These
sltes, located within the East Credit Neighbourhood ought not to continue to be
designated Business Employment. These lands are not [ocated within an
.Employment Area, Pollcy 16.1.5.1 recognizes that such -a designation in
resldentlal areas Is not appropriate in the long term. Finally, the City has refused to

. add mention of the East Credit Nelghbourhood In Polley 17.1.4.1. These sites -
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ought to be designated "Mixed Use” and form part of the abutting Heartland Town
Centre lands which sfraddle the East Credit Nelghbourhood and Gateway
Employment Area. The Plan needs fo recognize the “Mixed Use" designation
within the East Credit Nelghbourhood. The exlsting business employment uses on
these lands ought to be recognized as a permitted use within the requested “Mixed
Use” designation.

We object to pohcy 5.3.6.6 and suggest that such pollcy ought to only appiy to

employment areas, rather than to all smployment lands:

We object to-policy 8.4.7(b) and (d). These proposed policles Introduce a level of

Inflexibliity in responding to current and fulure business needs, The proposed
policies require certaln revislons to make them more appropriaté and-accepiable.

The Pearson International Airport ought to be specifically mentioned and Included
in policy 6.1.9.

Policy 5.1.1.4 ought to be amended to allow daycares in free-slandlng buildings
sef within a campus-style development

We object to policy 18.2 of the proposed Plan. We object to the introduction and
definition of an "alrport influence area”. If such an area Is to he established, It
should only match the current Federal Alrport Zoning Regulallon ("AZR") and the
current Alrport Operating Area, There Is no hasls nor justification for establishing a

-much -hroader airport influence area. We object to the depiction of an alrport

10.

11,

Infiuence area and its boundary as shown on Appendix F, Maps 2 and 3. In
addition, il appears that the AZR is not correctly depicted on these Maps.

As Tables form part of the Offlcial Plan, mentlon of such tables ought to be
included In the Plan's Table of Contents.

A policy should be introduced that if any public parks within any business
employment areas are deemed surplus and sold, such sites shall be redesignated
to Buslness Employment without the necessily of an Officlal Plan Amendment

Palicy 1.1.4(c) makes mantlon of a “development master plan” to be prepared by a
davelopment propenent. There is insufficlent definltion and polley respecting the
content of such.a plan and the process under which stich a plan [s to be prepared
by a proponent and considered by the City. As such a plan might influence lands
not owned by a proponent, how are other landowners to ba notified of such a
proposal and provided with an opportunity to provide comment respecting same?
The Officlal Plan should specify In greater detali what a development master plan
I8? When It can be called for? Who Is Involved In‘lts preparation? What public
notificatlon Is there of same?

Pollcy 1.1.4(v) should add the words “or practicable”,

AIRD-& BERLIS 1p

Policy 15:3-1-2(i) ought to “enceurage™rather-than “require™compliance-with-same—

A-19 Page 2
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(y)  Should addthe words “|s permitted”;

@)  Why cannot the concept of phasing also be applled to a private
landowner's development approach? ' '

(nn) Please add the Gm\}vth Plan definitlon of “Communlty Infrastructure” within
; the enumerated list of definttfons. Under that same clause, the definltion of -
“Major Office” Is missing the word mgenerally” which s used within the

Provinclal Document. The Ptan's defintilon should Include that word.

12.  Polley 2.2 ought io assess the Regional Officlal Plan, as amended, _arid relate the ‘
Misslssauga Official Plan’s content in a more detalled fashlon.

43.  Section 2.1.1 should be javised to properly identify the Planning Act as belng
R.S.0. 1990; c.P.13, as amended.

14, Our cllent objects to that portion of .Policy 5.4 found within the second full
paragraph at page 5-2, wherein "development master plans® are discussed. Itls
believed that this policy Is l-conceived and not appropriate. -

15ﬁ_—0ur_c|lenLob]ects-to_P_olIcy_'l.QA.B_for_th&lnnlusmmofldauelnpmmgatﬂplan" _
within the recuired list of studles [in fact it is mentioned twice]. )

18. - Our client objects to Policy 19.4.5. We helleve that an accepled pillar of

sustainabllity Is economics; and market conditions are and do Influence matfters of

sustainabllity. To completely disregard same as a planning Justification 1s hot
approprlate. ' '

47.  Please review our May 10 (2011) letter fo the Reglon respecling Orlando’s lands
located within the Meadowvale Business Park Corporate Cenre, Qur client's
planning consultant's May 10 lefter elaborates upon the existing approved Offlcial

Plan and Zoning pollcles that apply to our client's lands and requested that the
‘Misslssauga Officlal Plan contaln a slte-apecific policy maintaining those current
approvals, We request that the Plan be revised to achieve that resuit, ‘

48.  Policy 4.5 makes reference to "sustalnable design” an undefined term which we

belleve requires greater clarity and definition. As well, that pollcy speaks of

developing priorily routes for the efficient movement of goods. We submit that an

Officlal Plan schedulé or appendix ought to identify such routes. In addition, this

pollcy fails to include reference to ihe intensification of Industrial areas as per our

dllen's past requesis. We belleve failure fo mentlon such Intensification I

contrary to Peel ROPA No. 24. Finally, how.ls it that the City intends Its Official

Plan to suppart “existing and future office, Industrial, Institutional and commercial
buslhesses as same is mentloned on page 4-11 of the Plan?

i9.  For consistency, population and employment "p'rojeétions" ought o be referred to
as “forecasts”, which is the term ulilized by both the Province ‘and the Reglon. As
well, the "projected” In Policy 5.1.3 ought fo be replaced with "forecasted’.

ARD & BERLS ip
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20.  How will Misslssauga achisve Policy 5.3.6.2 without baiﬁg sensitive to and relylng
upon market conditions? : ' .

" 21.  Asnoted ahove Policy 5.3.6.6 should only apply fo the converslon of employment
lands which are located In Employment Areas.

-

22, We recommend a new policy 5.3.6.10 be introduced to the plen which provides
"Intensification within Employment Areas may be coensidered where the proposed
- development s compatibe in built form and scale to surrounding development,
snhances the exlsling or planned development and is consistent with the policles

of this Plan”, ' :

23, Policy 10.1.4(c) should only refer to the conversion of employment lands “within
Employment Areas”. <

24.  We helleve that "Communlly Infrastructure” ought to he menlioned as being -
required In Policy 6.3.7 Jn meeting the needs of “Speclal Purpose Areas”,

25, The text under figure 5.18 ought to be revised at its end by adding the words “and
development will not be resiricted where it provides future opportunity to achieve

longer-term-deslgn objeciives”. -

26.  Wo object to Policy 6.1.10(a) and si:ggest that this pollcy requlres greater clarity.
27,  We object to Policy 6.9.2.1 and Its referencs to the Alrport Influence Area. -

28,  Pollcy8.9.25 éhould refer to the "gateway corporate” character area.

28.  Policy 8.2.1.1(e) should add the words “where permitted” pursuant {o the -Planning
Acl, as should Pollcy 8.2,1.5,

30.  While Policles 9.2.1.26, 9.2.1.38 and 9.2.1.39 are acknowledged, and potentialily
achisvable In the long term, In the interlm, new development, redevelopment and
Infill ought to be deslgned in such manner and permitted should sams not prevent
the long-term achievement of urban form objectives through phasing. A similar
racaghilion ought fo be Inserted In Policles 9.2.2.7(b), (c) and (e).

31. . Polley 5.12 ought to be amended with the Inclusion of an additional polley which
provides “development may be phased In accordance with market conditfons, as
long as development had the longerterm functional and design capability to
achieve the objectlves of this plan”. : : '

32, Policy 9.3.1.5 falls to recognize that certaln elements of the deslgn of existing and
new sireets within corporate centres and employment areas have unique
characteristics which are required to meet the functional requirements of the
permilted land uses located within such areas. A similar concern relates to Policy
9.5.4.2 as well as 9.5.1 and 9.5.3, : .

33.  Section 10, fifth paragraph should properlyﬁ refer to the "Gateway Corporale” area.

AIRD & BERLIS e
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34.  Flgure 10.3 Incorrectly ldentlfles/labels Toronto as part of Peel Reglon.

35.  Policy 10.1.8 ought fo include the phrase "whera appropriate”.

38.  How will Local Area Plans determine the appropriate amount of ground floor retall
uses within office bulldings? WIll market conditions be taken Into account?

.37, Polley 16.3.3.3.2(a) should refer to the “princlple- entry feature® in the singulai‘, as
opposed to the plural as proposed. '

Our cllent Intends to elaborate upon this.appeal and Its supporling reasons- respecting all

of the above at the eventual Ontarlo Municlpal Board hearing. -
Acknowledgement of recalpt of this appeal would be greatly appreclated.

Should you require any further Information or clarificatlon respecting any aspects of this
appeal, please do not hesilate to contact the undersigned.

" Please provide us with notice of any future Council or Commiitee meetings and any staff
reports that deal with the Misslssauga Official Plan, thls appeal or the Ontario Municlpal

Board-proceedings respecting sams. _ .
Yours truy, '

AIRD & BERLIS LLP

Leo F. Ldngo
LFLYek

Encls: Cheque :
A-1 Appellant For.

¢. Orlando Corporation
Philip. Stewart, MCIP, RPP, Pound & Stewart Assoclates Limlted
Crystal Greer, Cletk, City of Mississauga
Mary Ellen Bench, Sollcitor, Clty of Misslssauga
- Ed Sajeckl, Director of Planhing, City of Mississauga

11285810.2
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