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Report

DATE: November 15, 2011

TO: Chair and Members of Planning and Development Committee
Meeting Date: December 5, 2011

FROM: Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT: Mississauga Official Plan — Regional Approval and Appeals

RECOMMENDATION: That the report titled “Mississauga Official Plan — Regional Approval
and Appeals”, dated November 15, 2011, from the Commissioner of
Planning and Building, be received.

BACKGROUND: The Mississauga Official Plan (2011) was forwarded to the Region of

Peel for approval after Mississauga City Council adopted the Plan on
September 29, 2010. The Region had 180 days (until April 12, 2011)
to issue a Notice of Decision. Since a number of Regional Official
Plan Amendments were either in process or before the Ontario
Municipal Board, the Mississauga Official Plan (2011) was approved
under the existing 2008 Regional Official Plan, as amended. Once the
new Region of Peel Official Plan update is complete and a new
official plan is in effect, non-decisions on Mississauga Official Plan
(2011) will be addressed and amendments to Mississauga Official
Plan (2011) will be necessary to ensure conformity.

On September 22, 2011, Regional Council gave partial approval to
Mississauga Official Plan (2011) and directed Regional staff to issue a
Notice of Decision. The appeal period ended on October 27, 2011.

The purpose of this report is to advise of the appeals to Mississauga
Official Plan (2011).
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COMMENTS:

Appeals to Mississauga Official Plan

The Region of Peel received 19 appeals (Appendix 1) to the Ontario
Municipal Board regarding the Regionally partially approved
Mississauga Official Plan (2011).

Appeals to the Entire Mississauga Official Plan

The following nine appellants have appealed the Mississauga Official
Plan (2011) in its entirety:

1. Calvin Lantz, Stikeman Elliott, LLP, on behalf of Lowe’s
Companies Canada ULC;

2. Michael S. Polowin, Gowlings on behalf of McDonald’s
Restaurants of Canada Limited;

3. Michael S. Polowin, Gowlings on behalf of A&W Food
Services of Canada Inc.;

4. Michael S. Polowin, Gowlings on behalf of The TDL Group
Corp., of Tim Horton’s restaurants;

5. Michael S. Polowin, Gowlings on behalf of Wendy’s
Restaurants of Canada;

6. Michael S. Polowin, Gowlings on behalf of Ontario Restaurant
Hotel and Motel Association (ORHMA);

7. Patrick J. Harrington, Aird & Berlis on behalf of 2333 NSW
Inc. (Marland Management Services Inc.), registered owner of
2333 North Sheridan Way;

8. Michael Gagnon and Richard Domes, Gagnon & Law Urban
Planners Ltd. on behalf of White Elm Investments Ltd.,
registered owner of 1450 to 1458 Dundas Street East; and

9. Elvio De Meneghi, Forest Park Circle Ltd., registered owner of
1850 Rathburn Road East and 4100 Pony Trail Drive.
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Site Specific Appeals to the Entire Mississauga Official Plan

The following seven appeals are to the entire Mississauga Official
Plan (2011) as they pertain to a specific site:

10.

11.

12.

13.

14.

15.

16.

Steven A. Zakem, Aird and Berlis LLP, on behalf of 2188101
Ontario Inc. (Raja Fabrics — Units 111-116), 1615242 Ontario
Inc. (Taj Mahal Jewellers — Unit 117) and 2187308 Ontario
Inc. (High on Heels — Unit 119) with respect to 2960, 2970,
and 2980 Drew Road;

Mark R. Flowers, Davies Howe Partners, LLP, on behalf of
Daraban Holdings Ltd., registered owner of 3640-3670
Cawthra Road;

Mark R. Flowers, Davies Howe Partners, LLP, on behalf of
Gemini Urban Design (Cliff) Corporation, registered owner of
2021-2041 CIiff Road;

Sharmini Mahadevan, Wood Bull LLP, on behalf of Derry-Ten
Limited, registered owner of 70 acres of land located in the
south west quadrant of Derry Road and Hurontario Street;

Steven A. Zakem, Aird and Berlis LLP, on behalf of Azuria
Group, beneficial owner of 3150 and 3170 Golden Orchard
Drive;

Michael Gagnon and Andrew Walker, Gagnon & Law Urban
Planners Ltd., on behalf of Latiq Qureshi, registered owner of
2625 Hammond Road; and

Laurie McPherson, Bousfields Inc., on behalf of Antorsia
Investments Ltd., owners of property located at the northwest
corner of Derry and Hurontario Roads.
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STRATEGIC PLAN:

Policy Specific Appeals

The following three appeals are policy specific:

17. Gerald S. Swinkin, Blakes on behalf of Eight Acres Limited,
located east and west side of Sheppard Avenue, south of King
Street East and north of Paisley Boulevard;

18. Jim Levac, Weston Consulting Group on behalf of Raffi
Konialian, registered owner of 2167 Gordon Drive; and

19. Leo Longo, Aird & Berlis LLP on behalf of Orlando
Corporation.

Next Steps

Staff are in the process of preparing a consolidated version of
Mississauga Official Plan (2011) that identifies those portions that are
under appeal. Planning and Building and Legal Services staff will
meet with the appellants to attempt to settle and/or scope the appeals
and issues, where possible. In some cases staff have already discussed
with appellants their issues and the appeals are place holder appeals
until staff are able to address their policy concerns through the general
Official Plan Amendment that will be brought forward to Planning and
Development Committee in early 2012. It is anticipated that some
appeals will be resolved through the processing of associated
development applications or in Ontario Municipal Board pre-hearing
discussions to consider appeals to Regional Official Plan Amendments
22 and 24 and Mississauga Plan Amendment 95.

The Official Plan is an important tool to implement the land use
components of the Strategic Plan. The results of the “Our Future
Mississauga — Be part of the conversation” public consultation
informed the preparation of the Plan. The policy themes of the Plan
advance the strategic pillars for change, which are:
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Move: Developing a Transit Oriented City

Belong:  Ensuring Youth, Older Adults and New Immigrants
Thrive

Connect: Complete Our Neighbourhoods

Prosper:  Cultivating Creative and Innovative Businesses

Green: Living Green

FINANCIAL IMPACT: Some costs may be incurred for consulting fees at and prior to the
Ontario Municipal Board (OMB), if appeals are not resolved prior to
an OMB hearing and if outside consultants are retained.

CONCLUSION: The Region of Peel granted a partial approval on September 22, 2011
to the Mississauga Official Plan (2011). A Notice of Decision was
released and the last day for appeals was on October 27, 2011. The
Region of Peel received 19 appeals to Mississauga Official Plan
(2011).

ATTACHMENTS: APPENDIX 1: Appellant Letters

Original Signed By:

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Shahada Khan, Policy Planner

K:\PLAN\POLICY\GROUP\2011 Mississauga Official Plan\Regional Approval and Appeals\Corporate Report Regional Approval and
Appeals\Regional Approval and Appeals_Corp Report_final draft.doc
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Appendix 1

Appellant Letters

Letter dated October 24, 2011 from Calvin Lantz, Stikeman Elliott, LLP, on behalf of
Lowe’s Companies Canada ULC.

Letter dated October 25, 2011 from Michael S. Polowin, Gowlings on behalf of
McDonald’s Restaurants of Canada Limited.

Letter dated October 25, 2011 from Michael S. Polowin, Gowlings on behalf of A&W
Food Services of Canada Inc.

Letter dated October 25, 2011 from Michael S. Polowin, Gowlings on behalf of The TDL
Group Corporation operators of Tim Horton’s restaurants.

Letter dated October 25, 2011 from Michael S. Polowin, Gowlings on behalf of Wendy’s
Restaurants of Canada.

Letter dated October 25, 2011 from Michael S. Polowin, Gowlings on behalf of Ontario
Restaurant Hotel and Motel Association (ORHMA).

Letter dated October 25, 2011 from Patrick J. Harrington, Aird & Berlis LLP on behalf of
2333 NSW Inc. (Marland Management Services Inc.), registered owner of 2333 North
Sheridan Way.

Letter dated October 26, 2011 from Michael Gagnon and Richard Domes, Gagnon & Law
Urban Planners Ltd. on behalf of White Elm Investments Ltd., registered owner of 1450 to
1458 Dundas Street East, located south west quadrant of Dixie Road and Dundas Street
East.

Letter dated October 26, 2011 from Elvio De Meneghi, Forest Park Circle Ltd., registered
owner of 1850 Rathburn Road East and 4100 Pony Trail Drive.

Steven A. Zakem, Aird and Berlis LLP on behalf of 2188101 Ontario Inc. (Raja Fabrics —
Units 111-116), 1615242 Ontario Inc. (Taj Mahal Jewellers — Unit 117) and 2187308
Ontario Inc. (High on Heels — Unit 119) with respect to 2960, 2970, and 2980 Drew Road.

Letter dated October 24, 2011 from Mark R. Flowers, Davies Howe Partners, LLP, on
behalf of Daraban Holdings Ltd., registered owner of 3640-3670 Cawthra Road, located
south west corner of Cawthra Road and Burnhamthorpe Road East.
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Letter dated October 24, 2011 from Mark R. Flowers, Davies Howe Partners, LLP, on
behalf of Gemini Urban Design (Cliff) Corporation, registered owner of 2021-2041 CIliff
Road, located north east corner of Cliff Road and North Service Road, between Hurontario
Street and Cawthra Road.

Letter dated October 25, 2011 from Sharmini Mahadevan, Wood Bull LLP, on behalf of
Derry-Ten Limited, registered owner of 70 acres of land located in the south west quadrant
of Derry Road and Hurontario Street.

Letter dated October 25, 2011 from Steven A. Zakem, Aird & Berlis LLP on behalf of
Azuria Group, beneficial owner of 3150 and 3170 Golden Orchard Drive, located south
west corner of Golden Orchard Drive and Dixie Road.

Letter dated October 26, 2011 from Michael Gagnon and Andrew Walker, Gagnon & Law
Urban Planners Ltd., on behalf of Latiq Qureshi, registered owner of 2625 Hammond
Road, located sin the south west corner of Dundas Street West and King Forest Drive.

Letter dated October 26, 2011 from Laurie McPherson, Bousfields Inc., on behalf of
Antorsia Investments Ltd., owners of property located in the north west corner of
Hurontario Road and Derry Road.

Letter dated October 20, 2011 from Gerald S. Swinkin, Blakes on behalf of Eight Acres
Limited, located east and west side of Sheppard Avenue, south of King Street East and
north of Paisley Boulevard.

Letter dated October 21, 2011 from Jim Levac, Weston Consulting Group on behalf of
Raffi Konialian, registered owner of 2167 Gordon Drive.

Letter dated October 26, 2011 from Leo Longo, Aird & Berlis LLP on behalf of Orlando
Corporation.
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_ Stlkemen Ellfott LLP Barilsters & Solliftors
5300 Commerca Court Wast, 108 Hay Straet, Toronto, Canada M61. 129

Tel: (416) 869-6500 Fax: (416) 947-0866 www.sllkeman.com .
Calvin Lantz : : AECEIVED
Direct:  (416) 8695669
Emall; clank@stkemancom - ot 16 101l
. ) 08 c.a'\Pe
. BY COURIER . October 24, 2011 b FeEL
o File No.: 114940.1499
-Region of Peel
10 Peel Centre Drive, s - .

Sui’ce A and_ B - - . 9 5: :a:.--:w--_-u_—-gr:\y p \ '
Brampton, ON L6T4B9 - S ﬂ AT :

0CT 245 20M

Attention: Carol Reid, Regional Clerk and Director of Clerk’s

REGION OF PEEL,

_ Dear Ms. Reid: GLERKS DERT,

Re:___Notice of Appeal of the New Officlal Plan for the City of

Mississauga (By-law 0305-2010) -

I M

We are the solicitors for Lowe’s Companies Canada ULC ("Lowe's”),

We submitted a letter to the City of Mississduga (the “City”) dated August 3, 2010,
attached, including the letter of concern submitted by Lowe's to the City on May 3, 2010.

" The- new Mississauga Official Plan, adopted by Misaissauga City Council on
September 29, 2010 by: By-law 0305-2010 and as approved by Regional Council on September
22, 2011 (the “New Mississauga OP"), has not been revised to address the concerns raised by
Lowe’s and neither the Region nor the City have given sufficient reasons why such concerns

have not been addressed.

Tn particular, our objections relate to the broad classifications assigned to retail uses
in the New Mississaitga O as well as the assoclated restrictions on the location of retail uses.
As expressed in the letter submitted by Lowe's on May 3, 7010, the New Mississauga OP
. directs mid-to-large-size retail uses to Mixed Use Area designations where certain retail
formats may niot be appropriate. In addition, the conversion policies in the New Mississauga.
" OP do not provide flexibility to contemplate compatiblé mid-to-large-size home  roranto
improvement retail uses in Employment Areas. We request that a separate definition and . °
category for a Home Improvement use be included in the New Missigsauga OF to
acknowledge -that a Home Improvement use i3 an amalgamation of uses which are *  omawa
traditlonally “industrial’ ih nature; uses such as a lumber yard, garden centre, landscaping

MONTREAL

supply yard, power tool/equipment retailer, electzical supply store and plumbing supply M
store. VANCOUVER
NEWYORK

_ For the reasons outlined in the attached letters and others as counsel may advise and
the Ontarlo Municipal Board may permit, we hereby appeal the entirety of the New - onoon

Mississauga. OP, as approved. In this regard, please find enclosed a completed Ontario
. . SYBNEY

5681695 v1
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~

- 'Municipal Board form and our firm cheqﬁe in the amount of $125, which represents the
required filing fee.

Should you have any questions with respect to the matters discussed herein, kindly .
" contact the undersigned.

CL/ad

o« Jetf Boyd, Lowe’s Conmpanies Canndn ULC
Brock Criger, Mannger, Development Services, Peel Region

: B891695 vi
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Stikemen Ellfott LLP  Barrlsters & Sollcltarg

6300 Cormmarce CourtWast, 189 Bay Street, Toronto, Canada M&L 189
“Tal: (416) B89-5500 Fax; (418} 9470860 www.silkemarn.com

- CalvinW: Laniz
Direct: (416) 869-5669
B-mail: clantz@stikeman.com

BY COURIER : + August 3, 2010
' . : File No.: 114940.1499.

City of Mississauga
City Clerk's Offlce

. 300 City Centre Drive
2ad Bloor
Mississauga, Ontario
15B3C1

. Aﬂenﬂon: Crvst_al Greer

Dear Ms. Greer: -

A-1Page3

Re;:  Officlal Plan Amendment
- Lowe's Companies Capada ULC
Request for Notice

We are the solicitors for Lowe’s Companies Canada ULC ("Lowe's").

Jeff Boyd of Lowe's submitted a letter to Ms. Angela Dietrich of City Planning on
May 3, 2010.-A copy of this letter is enclosed for your reference. Further to My, Boyd's letter,
we are writing to request nolice of all future public meetings with respect to the Draft
Mississauga Offlclal Plan,.and copies of all reports, agendas and declsions that are made
- available In connection with this matter,

We also requea.t ‘that yout notify us if Council adopts ah Official Plan Amendment In
" connectlon with the Draft Misslssauga Official Plan process,

._ Please contact me at 416-869-5669 or Alon Bizenman of our office at 416-869-5248 if
you require further information or dlarification. Thank you for your attention o this matter.

o Jeff Boyd, Lowe’s Comtpanies Cantada ULC
Angela Dletrich, City of Mississatga, Mannger, Clly-wide Plapning

57204017 v2

TORONTO .
MONTREAL
OTTAWA
CALOARY
VANCOUVER
- NEWYORK
\ONDON

SYDNEY



. lowe's Companles Canada ULG.
§160 Yonga Slrost, Sulle200
2,0, Box 25
= Norh York, Onledo
. M2N

gLe -
Phone: 416-730-7333

May3, 2010

City of Misslssauga »
Planning & Bullding Depaiiment

. 300Cliy Gehlre'Drive, -~

Misslssauga, ON

*LEB3C1

" Attentiom: Ms. Angsla Dlelrich, Manager, Ciiy-wlde Plannlng

RE!  Comments and Concems with proposed Draft Mlssissauga Offlclal Plan

* Dear Ms. Dlefrich,

| amwriting fo thank you for your fime at the Dralt Mississauga Offictal Plan (OP) opsnhouse
held on April 26", and also to express concems with the propesed language In the Draft OP.

A-1Page4d

Ps-wedlscussedat-seme-lengthen-the-evenlng-ef-theaeﬁrLewe'seencems-pedalnio-hm

. ouruss Is calégorized under the Dralt OP, the Draft OP's trealment of ‘Retail’ 88 a use, and
fhe policles refated to converslon of employmentiidustilal lands, All of these concems are
directy related to a lack of opporiunities for a business ike Lowe's lo locale In the Clty of
Mlssissauga. ) o '

Lows's Is a Forlune 50 compatiy who opsrates moye than 1,700 Home Improvement
- Warshouse stores across North Amerlca, employlng more then 218,000 people. Lowe's
Companles Canada entered the Canadian markef with our first 3 Homa Improvement
Warehouse steres In 2007. Since the opening of those Inltlal stores, we have opened an
addlllonal 13 locations and have an addillonal 6 s{oies In aclive construction. We curmently
direcly- employ more than 2,700 Canadians, and by the end of flscal 2010, wao.plan to have
25 slores open and operaling across he country,

Ourslores have baen exiremely well recefved by Canadlan customers, and it is our
Innovallon In Homa Improvement relailing thal has glven Lowe's a compalilive advantage
versus the exisling players In the Canadlan Home Improvement marketplace. Not only has
our ungue merchandlsing approach, focus on customer service, and product assoriment
_ appealed lo custorners, but our offering has also forced extsting-players to [mprove thelr
operations and sarvice levels. Inthe markets wa have entered, Lowe's has provided a clear
altemativa for customers who wanted a cholce In Home Improvement, and in the end, itls the
local cusiomer tha has benefitted from the Increase-in compstition.

As your Draft OP liself notes, Misslssauga Is the 3" largast Clty In Ontarlo and 6™ largestIn
the counky with a diverse populalion of more than 700,000 cllizens, As you can Imaglne,
his, combined with the demographlcs of Misslssauga's population, make the Clty a-very
allractive markst In which {o locate & new relall business. Fora company Ika ours, the City
of Misslssauga Is a market which we ses as capable of supporiing multiple store locatlons -
possibly as many as 4 ot & locatlons over the long term, Each Canadian store we consfruct
typleally Involves a local investment of appreximalely $30 Million, This Invesiment goes
lowards securing land, completing deslgns, obtalning pemnits, paying iocal dsvelopment -
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charges and ofherlavles, and bullding and opening a store. Each slore creates befwaan 160
and 170 local jobs, with approximately 70% of these belng fulk-ime posiilons. Overall, a
nefwork of 4 to 5 Lowe's stores would equala lo an Invesimant hatwaen $120 and $160
Millon and as many as 850 jobs In the community, '_\
For a perlod of mora then 3 years now, Lowe's has baen actively sasking opportunitles to
locale atores in the Clly of Misslssauga. Desplia our desire to be a part of the local buslness

“cammunlly, and despite the tocal benefils dascribed above, we have been unabla to [dentify

a viabie locatlon within the Ciy's fabric, Tha primery barrér to our success tias been the'

* comblnatlon 6f an ahsence of available deslgnaled retall sttes, and the Cltys restictive

-Planning Pollcles ragarding converslon. Desplie the current Officlal Plan and Zoning By-laws
havlng lands deslgnated for Commefclsl uses, any of the deslgnated lands sullable for a
‘large refeller ara occupled — they simply are not avallable, The few opportunllles that do exlst
within the Clly are-elther exiremely constralned by davelopmant restrcilons, or are not
deslgnatad for ‘refall’ uses, . .

| have revievied the proposed pollclas In the Draft Officlel Plan and unfortunately find that the
proposad language would furlher decreass any potentlal opporiunities for our buslness to
locala In Migslssauga. Our primary concerna are with the treatment of ‘retell’ as a single use
. and form, the parmisslon for ‘retail' stich aa ours (o locale n only a single deslgnatlon, anda

aeverely-eorisfrafned—abilltrtwen\leMands.—lf-lhlsﬂan#{ere—adepteel-lnllt&euweptforrn.—lha
unfortunate effect would be lo praclide Lows's uss from belng In locationa whera ItIs
otherwlse compallble, and would provida a gopd fit with the needs of the communlly.

Wa are hopeful that upon revlewing our conceraa befow, Cliy Planning siaff can find an
appropriate way to address thla concem and allow Lowe's lo be a pari of the local economy.

Ol.ir concems are focused around three maln aéctlons_ln the Draft OP:

1. Sectlon 11— Ganeral Land Use Deslgnatlons; Under the proposed wording of
. the Draft OP, the only 'use’ avallable to dascribe our business is ‘refall store', and
thus the only designation thal could accommodate & mid-to-large slzed ‘retall sfore'
ls the proposed 'Mlxed Use' designallon. Wa feel strongly that taking such a ‘broad-
brush' approach to desciibs ALL ratell businesses Is not eppropiiate, and doss not
account for the major differences In how the Home Improvement use differs from
oiher more conventlonal General Relell uses, In confrast to Generd Retall, [he
Home Improvement use Is an amalgamatlon of usas which are tradtlonally
'indusirial’ h nature; uses like lumber yard, garden centre, landscaping supply yard,
power lool/equipment retaller, electical supply slore and plumbig-supply store,
While thase uses Involve the sele of largs, heavy goods, and rely on heavy
- equipment llke frucks and forkdits for thelr operations, the Draft OP would only
.permit fhese uses in a ‘Mixed Use' designallon, Ignoring the more fyplcal, natural fit
of these uses In mare Industrial or eraployment based setings. Alihough a Lowe's
store Is merchandleed ina-more 'customer-filendly’ setting than soma of thase
sland-aloné retailers, the underylng usa and many elements of the operation remaln
the same. ,

2. Sectlon 9,1 - Policles related to conversion of Employment and Industrlal
fands; It[s understood that the tangirage Incorporated In Sections 9.1.1 through
_9.1.4 s Inlended lo address the converslon of employment lands, In accordance
wilh the provislons of Bill 61 and using the language given in the Grealer Goldsn
Horsaghoe Grawlh Plan (GGH 2008). Thraugh review of thess clauses and
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discussions with sfaif at the open house, Il appears that the Intent of this fanguags Is
{o prevent pew major refail nodes from developing In unplanned or undeslrable :
Jocatlons, However, dus to Incluslon of an exireme definition of 'major retall, the
Draft Plan steps well beyond this {arget and elfeciively prevenis any buslness
. deemed 'refall' from cansldering the re-designatlon of lands, We feel that the Clty's

- poliddes should not be drafted g prevent Individual relailers, or single stand-alone
refall businesses from locating on a property, if It can be demonsiraied that the
property s sultable for the operallon of that business. I ls worth noling that the GGH
2008 doas not provide a deflnition for ‘major retall uses’, Instead leaving it up fo the

-municlpalily to decide what it constitules as ‘major refall, ltshould also be noted
that neither Bill 51 wor the Provinclal Polley Statement (PPS 2005) pracluda relall
from belng considered as an 'employment’ use.

3. Secflion 9.4 the Draft OPa freatment of ‘Retall’; lhe descrlptlon of 'Relall’ In this
swcllon Is geared towards, and potentlally appropriate for, the Clfy's deslre fo focus
on reciealing viable, pedeslflannnanled downlown-slyls nodes of live-work-play.
Howaver, by nol oonslderlng {he varlety of refall forn)s, it I prohlblllve lo any retal]
business whoze shear nalure does not allow It o blend well inte a multiove), multl-
uss style of development, As previously nolad, Home Improvement uses would not
have traditlonally operated In a ‘downtown-slyie' setting, and are also a nalural fit
wilh Industial and employment deslgnallons. A secondary concern relales (o the

langttage whichrencoirages-exisfing releitareas-lo-redevelop;or-convert-back-into—
non-relail employment uses, This [s a concem for any refaller not already operating
sfores within the Cliy, as not only Is there an exisling lack of avallabls, sullable
commerclal land supply, but this Plan largels a deslred further reduotfon lothe

. e)ﬂstmg supply,

" We are hopeful ihat planning staff will reviaw the concerns noted.above and conslder
modliications {o the Draft Official Plan pollcles thatwill create opporunities for Lowe's, and
olher new and desirabla businesses, fo fit Info the City of Misslssauga. Misslssaugals
cemialnly notamarket (hat we wish fo walk away from, and we belleve thal we willbe a
vailuable and beneficial addition to 1he local economy. Should you wish to discuss any of this
informallon further, | would be pleased to'speak with you direclly, | would welcome the
opporiunity to sit with Staif or Members of Council lo discuss our concerns and came up wilh
femslble optlons fo resolve these and other Issues. | can be reached by efther felephone or
emall and look forward to fulure discussions, .

Besi Regards,

G

Jeff Boyd, P.Eng, MBA

Senlor Sité Development Manger
Lowe's Companles Canada ULC -
Jeff.boyd@lowes.com

_ cc: Marianne Cassin, Planning and Bullding Depariment
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) RECEIVED Mioliae! 5. Polowin
Dlrect 813-788-0168

October 25,2011 )
0CT 27 101 : Dlract Fax 613-766-3436

BY HAND DEL‘VERY mlchaal,poh\lg?'é@bg‘mwg‘?gg_ﬁwm
.o T PW-BS, CS,| : o, $20

Ms. Carol Reid - : %}ﬁ?‘%ﬂ'?éﬂ

Reglonal Clerk o

Regional Municipality of Peel

Offlce of the Reglonal Clerk

10 Peel Centre Drive, Suite- A, 5™ Floor
Brampton, ON L6T 4B9

_Dear Ms Reld:

Re: Notlce of Appeal fo the Onfarlo Munfcipal Hoard
Parttal Approval of the Corporatlon of the City of Misslssauga’s Official
Plan as Adopted by By-law Number 0306-2010 :
Adopted by Reglonal Council on September 22, 2011

We are solicltors for McDonald's Restaurants of Canada Limlted, operators of McDonald's
restaurants. In accordance with Section 17 of the Planning Act and on behalf of our cllent,
we hereby appeal the above noted Cify of Mlssissauga Offlclal Plan (the “Plan") as adopted
by By-law Number 0305-2010. ' ; .

The grounds for this appsal relate to.the interests of our dlient arlsing out of its restaurant - .
operatlons and more particularly the operation of drive-through facilittes ("DTF") agsoclated
with those restaurants., DTF form an exiremely Important aspect of our cllent’s business.
This appeal also relates to the quesﬂén of the authorlty of the municipality to adopt certaln
_elements of the Plan and the fallure of the municlpallly to Investigate, study, and justifyihe
" proposed new requirements and limiations that restrlct our client's business partloularly as

it relates to DTF.

.Our speclfic objections pertain fo the following sections of the recently adopted City of .
Misslssauga Offlclal Plan: - | .-

». Chapter 12; Downtown ~ Downfown Gooksville

smesy 0 PEGEIVE])

- s.124382b)
- 8.12.43.9.2 _ : 0CT 26 201
REGION OF PEEL
CLERKS DEET. -

Gowling Lafiur Henderson e « Lawyasrs » Patent and Trade-mark Agems .
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r  Chapter 14: Con{munity Nodes -‘Glarkson Village

. 8.142315
- 5142332 - -

" _bhapter 14 Cbmmunlty Nodes — Streetsville
- 8.14118.6.2, _ .

». Ghapter 15: Corporate Genlres — Gateway Corpbraté
. 8163412 o

% Chapter 16: Neighbourhoods — Clarkson-Lorne Park
- 5. 165614 '

=5, 1656132
L Chapter 16: Nelghbourhoods — Erindale
- 5 169.2.1.2h)
x  Chapter 16: Nelghbourhoods ~ Malfon
- 5.16.15.4.1.6
- 8.16.16.4.2.8
- 8.16.15.44.2

» .Downtown Core Local Area Plan

- - Downtown Mixed Use —s. 4.1.1 ¢) _
- Downtown Core Commerclal —s. 4.2.1 b)

» | akeview Local Area Plan

8. 4.10b)

s. 411 b)

8.4.12h)

s.4.13 b)

5. 4.14 b)

5. 4.15 b) | :

8. 4,16 b) . R
. 8.4.17¢) - ' '
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- 8.4.48b)
"o~ 5.4250) . ' _
8. 4.26 (appears to ba a typographical area; should be 4.27 Slte 27

»  Port Credit Local Area Plan

1
w

.6.3h)
.5.4.14b)
.B6b) -
. 5.7b)
.8.8Dhb)
.5.8Dh)

. 5,10 b)
.5.13 b)
.5.14 b)
8,:5.45b) .
8. 5.16.1

]
m w0 W n N 0

8. b.16:2
8. §.17.1
8, 5.17.2
s. 518
8. 5.19b)"
8. 5,20 b}
s.5.28 b)
8. 5.31 a)
s. 5,34 b)

" 5.5.38

3 1 I 1 1 L S |
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Our cllent is quite concerned with the Plan’s Inclusion of these specific policy requirements
for DTF In the City of Misslssauga at the level of its Ofilcial Plan.  We have reviewed the
related staff reports that were prepared and accompanled the City of Misslssauga Officlal
Plan and would note that there are no studies or even detailed planning justification as to
why prohibitions of DTF are Justified. We tharefore question the hasls of these specific
policles périalning to DTF. - . -

" Our cllent and Its planning consultant have previously provided three letters to the City of
Mlsslssauga and met with Clty Planning steff prlor to the, adoption of the Plan. The letters
each objected to any prohibitlon of DTF In the Plan, In fact, a previous draft verslon of the

proposed Offlclal Plan had removed prohlbitions which would have addressed our
objectlons however, the final verslon of the Officlal Plan once egaln [ncluded such

prohlbitions.

In 'addl'iion fo the absence of planning ]ustlﬂcéﬁon for policles that would restrict the
development of DTF in any area of the: City of Misslssauga, it is our cllenf's position that

Page 3
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‘such prohlbitlons at the level of an Offlclal Plan‘are not conslstent with the law, eltherin the
form of declded case law or on a plain reading of the Planning Act.

Finally, our client takes the posillon, as has been determined at the Ontarlo Municipal
Board, that the presence of DTF Is consistent with the Growth Plan and the Provincial
Policy Statement. - - i ) ,

Based on-the foregoing and other related matters that may arise directly from our appeal,
we request that the Reglon submit this appeal fo the Ontarlo Munlclpal Board for its
considerations, This hoflce of appeal Includes the prescribed fea of $125.00 payabls to the
Minister of Flnance, .

Thank you for your attention to this matter.

Yours very truly,

Michasl S. Polbwin_
Enc,

ce.  Clients

OTT_LAW\ 2058116\
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October 25, 2011 : i Wichael 8. Polowln
- P _ . Dlrect 613-786-0168

By HAND DELIVERY : nlohao e aA bom

Flle No. 04386130

Msa. Carol Reld '

Reglonal Clerk ) . | Co

Reglonal Municlpaliy of Pee! . RECEIED

Office of the Regional Clerk .o

10 Peel Centre Drive, Sulte A, 5" Floor o oocT2720M

Brampton, ON L6T 4B¢ - %39130??"3'? é'g'g » ,

Dear Ms Reid:

Rer Notico of Appeal fo the Onfarlo Municipal Board '
Partlal Approval of the Corporation of the City of Mississauga’s Officlal
Plan as Adopted by By-law Number 0305-2010
Adopted by Reglonal Council on September 22, 2011

We are sollcitors for AW Food Services of Canada Inc., operators of ASW.restaurants. In
accordance with Section 17 of the Planning Act and on behalf of our cllent, we hereby
appeal the above noted City of Mississauga Offlclal Plan. (the “Plan”) as adopted by By-law.
Number 0305-2010. . ’

The grounds for this appeal refate fo the Interests of our cilent arising out of its restaurant
operations and more pariicularly the operailon of drive-through facilitles ('DTF") assoclated
with those restaurants. DTF form an extremely impoitant aspect of our cllent's business.
This appeal also relates to the question of the authorlty of the municipality to adopt certaln
slements of tha Plan and the failure of the municlpallty fo Investigate, study, and justify the
proposed new reguirements and limitations that restrict our cllent’s business particularly as

it relates to DTF.
" Oour specific objections pertain fo the following sections of the recently adopted City of
Misslssauga Officlal Plan: _
« Chapter 12: Downtown — Downtown Cooksville P—— :
- 51243.1.21) : : g
- 6124342¢) - . e R A
- 8.1243862 b)) ) . OCT 26 7201
- 8124392 S .-
' REGION OF PEEL;
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» Chapter 14: Communlty Nodes — Clarkson Village

- 8142345
- 8. 14.2.3.3.2

'_ x -Chapter 14: Communlty Nodes ~ Strestsvills
- 51411652 _
* Chapter 15; Cbrp_orate Cenfres — Gatéﬁay Corporate
- 8153412 -
*  Chapler 16: Nelghbqur.l'm'ods — Glérkson-Lorne Park
- 5165514 o

=—4716.55:13:2 _

. éhapter 16: Neighbourhoods - Erlndale
- 5 18.9.2.1.2h) )

= Chapter 16; Neighbourhoods — Malton

-~ 5.16.15.4.1.6
- 8 16.15.4.2.8
- 8.16.15.44.2

x  Downtown Core Local Area Plan

- _ Downtown Mixed Use ~s. 4.1.1 8)
- . Downtown Core Commercial —s. 4.2,1 b)

_ Lakeview Local Area Plan

8. 4.10 b}
s.4.11Db)
8. 4,12 b)-
5, 4.13 b)
8. 4.14 b)
8. 4.15 b}
5. 4,16 b)
5.4.17 o)
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- 84/8b)
- 8.425b)

8. 4.26 (appaa'_rs to be a typographleal area; should ba 4.27 Site 27
* Port Credlt Local Area Plan

- 8,63h)

- &.64.14Db)
- 8.5.8'b)

- 8.5.7h)

- 8,.58D)

8. 6.9b) .
8. 510 b)
s.6.13h)

8, 5.14 b)
8.6.16b) -
s. 5161 . .-
8. 5.16.2—

] 1 3 I ] a 1

8. 5.17.1
8. 5.17.2
s, 5.18
5.5.191h)
. 5,20 by)
.5.28 h)
. 6.31 a)
.5.34 b)
.5.38

1
@ .

H
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Our client is quite concerned with the Plan’s incluslon of these specific policy requirements
for DTE In the CHy of Mississauga at the level of Its Officlal Plan.  We have revlewed the
related staff reports that were prepared and accompanied the City of Mississauga Offlclal
- Plan and would note that there are no studies or even detfalled plannihg Jusiification as {o
why prohibitions of DTF are justified. We therefore question the basls of these specific
pollcles pertalning to DTF. - : < '

Our cllent and its planning consultant have previously provided three letters to the Gty of
Mississauga and met with Clly Planning staff prior to the adoption of the-Plan, The letters
each objected to any prohlbitlon of DTF in the Plan. In fact, a previous draft version of the
proposed "Officlal Plan had removed prohibitlons which would have addressed our
" objections howsver, the final version of the Officlal. Plan once agaln inciuded such
prohibitions. - . -

In addition to the absence of planning ]ué;tlfi.catlon for pollclés that would restrict the
development of DTF in any. area of the City of Mississauga, it Is our cllent's position that

Page 3
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sdch prohibitions at the level of an Officlal Plan are not consistent with the faw, elther In the
form of decided case law or on a plain reading of the Planning Act.

Finally, our cllent takes the position, as hds been deterinined at the Ontarlo Municipal
Board, that the presence of DTF Is conslstent wilth the Growth Plan and the Provinclal

Pollcy Statement. |

Based on the foregoing and-other related matters that may arise directly from our appeal,
we raquest that'the Region submit this appeal fo the Ontarlo Municlpal Board for ils
considerations. This nolice of appeal Inclides the prescribed fes of $125.00 payabie fo the
Minlster of Finance. : | ..

Thank you for your attention to this matter.

Yours very truly,

%
) Michael S, Polowin

Ene.

cc. Clients

OTT_LAWA 208611211
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Oclober 26, 2011 i ) FllECElV ED Mlchas! 8, Polowln

- B 0
' ) Dlreci Fax !
By HAND DELIVERY - 0CT 27 20t{icneelpolowing@igoviings.com

. Fila No. 04386130
Ms, Carol Reld : 03, 080
‘Reglonal Clerk . G
Reglonal Municipallty of Pasl '
Offfce of the Reglonal Glerk
10 Pe@l Gentré Drive, Sulte A, 5" Floor
-Brampton, ON L6T 4B9 :

Dear Ms _Reld:

ReTNotice of Appeal to the Ontatio Municipal Bourd

_Partial Approval of the Corporatlon of the City of Misslssauga’s Official
Plan as Adopted by By-law Number 0306-2010
Adopted by Regional Council on September 22, 2011

We are sollcitors for The TDL Group Corp., operators of Tim Horton's restaurants. In
accordance with Section 17 of the Planning Act and on hehalf of our client, we hereby
appeal the above noted Clty of Mississauga Official Plan (the “Plan”) as adopted by By-law
Nurnber 03056-2010. :

The grounds for this appeal relate to the Interests of our client arising out of its restaurant
operations and more particularly the operation of drlve-through facliifles ("DTF") assoclated
with those restaurants. DTF form an extremely important aspect of our client's business,
This appeal also relates to the question of the authority of the munlcipality to adopt certaln
elements of the Plan and the fallure of the munlcipality to Investigate,.study, and Justify the
proposed new requirements and limitatlons that restrict our client’s business partlcularly as

it relates to DTF. . '

Our specific ‘objectlons pertaln fo the following sections bf the recently- adopted Cify of
Misslssauga Offlclal Plan: : .

x' Chapter '12: Downtown — Downtown Cooksvllle

. ; TR AT AT Y '
- 5. 1243120 . REN“WE . -

- 8.124.3.420) , 11
-~ 8.124.362b) - ocT 26 201
- 5 124.3.92 _
REGION OF PEEL
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x  Chapter 14: Communlty Nodes — Clarkson Village

- 5142315
- 6142332

" bhapter 14:.Communlty Nodes — Strestsvilla.
~ 8. 1411652
*  Chapter-15: Gorporate Cantres — Gateway Corporate
- & 15.5.4.1.2 .
*  Chapter 18: Nelghbouthoods — Clarkson-Lome Park

- §.165.5.14

T 8. 1656132 _

» Chapter 16 Nelghbourhoods —-Erindala_
- 8 16.9.2.1.2h)

* Chapter 18: Nelghbourhoods - Maltort

6.16.4.1.6 |

.81
- 5,16,15.4.2.8-
8.16.154.4.2

"= Downtown Core Local Area Plan

- Downtown Mixed Use —s. 4.1.1 e)
- Downtown Core Gommerclal —s. 4.2.1 h)

» | akeview ngal Area Plan

s.4.10b)
s.4.11b)
8. 4,12 b)
s.4.13b)
s.4.14 b)
8.4.15b)
8. 4,16 b)
8,417¢0)
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~ s.48b)

- 8.425D) ' }
8. 4.26 (appears fo be a typographical area; should be 4.27 Slte 27

»  Port Credit Local Area Plan

.5.3h) | | _
5414 b) ' ;
.5.6b) . :

. 5.7b)
.5,8D)
.5.9b)

. 510 b)
513 b)
.5.14D) .
.5.16.h)
.6.16.1 -

rr &1

1

1 1 1

-6.16:2
5171

L 5AT.2.
518
.5.10b) .
. 5.20 b)

. 5.28 b)
.5.31 4)
.5.34b)
5,38

wwHmon DY NmnEenonDnnmnnnean

Our cllent is quite concemed with the Plan’s Incluslon of these, speclfic policy requirements
for DTF In the Cily of Mississauga at the level of its Official Plan. We have revlewed the
related staff reports that were prepared and accompanied the Clty of Mississauga Offlclal
Plan and would note that there are no studles or-even detalled planning justification as to
why prohiblianis of DTF are justified. We therefore quesflon the basis of these specific
pelicies perfalning to DTF.

Our cllent and its planning consultant have previously provided threse letters fo the Clty of
Misslssauga and met with Cily Planning staff prior to the adoption of the Plan. The letters
each objected to any prohibltion-of DTF In tha Plan. In fact, a previous draft verslon of the
proposed Official Plan had removed prohibitions which would have addressed our
objectlons however, the final version of the Officlal Plan once again Included such -

prohibittons.

In addition to the absence of planning Justification for policies that would resirlct the
dévelopment of DTF In any area of the City of Mississauga, It Is our clienf’s positlon that

"Pagel
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such prohlblitions at the level of. an Offloial Plan are not consistent with the Iaw,'eilher in the
form of declded case !aw orona plaln reading of the Flanning Act.

p Flnally. our cllent takes the posltlén, as has been defermined at the Ontarlo Murilcipal
Board, that the presence of DTF Is consistent with the Growth Plan and the Provinclal -
Policy Statemet. .

Based on the foregolng and other related matters that may arise directly from our appeal,
we request that the Reglon submit this appeal fo the Ontarlo Municlpal Board for Its
considerations. This notice of appeal Includes the prescribed fee of $125.00 payable to the
Mlnlster of Flnance :

Thank you for your attentlon to thls matter,

Yours very truly, -

Michael S. Polowin
Enec.

cc. . Clients

OTT_LAWA 2058417\
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October 25, 2011 | * Michasl 8, Polowln
' ‘ : Direct 813-786-0168

Dlrgot Fax 613-788-3466

BY HAND DELIVERY . michasl.polowin@gowdligs.com

Flla No, 01286130

Mes, Carol Reld

Regional Clerk

Reglonal Municipality of Peel -

Offlce of the Reglonal Clark .
10 Peel Centre Drive, Sulte A, B™ Floor
Brampton, ON L8T 4B9 :

Re: ~Notico of Appual {o the Ontario Municipal Board — :
Partial Approval of the Corporation of the City of Mississauga’s Official
Plan as Adopted by By-law Number 0305-2010 o
Adopted by Reglonal Goungit on September 22, 2011

We are sollcitors for Wendy's Restaurants of Canada, Ing., operators of Wendy's
restaurants. In accordance with Sectien 17 of the Planning Actand on behalf of our cllent,
we hereby appeal the above noted Clty of Mississauga Officlal Plan (the “Plan”) as adopted

. by By-law Numbar 0305-2010.

The grounds for this appeal relate to the Interests of our client arising out of Its restaurant
operatlons and more particularly the operation of drive-through factiities ("DTF") assoclated
with those restaurants, DTF form an extremely Important aspect of our client's buslness.
This appeal also relates to the question of the authority of the municipality to adopt cartaln -
elements of the Plan and the fallure of the municipality to Investigate, study, and justify the
proposed riew requirerents and limitations ihat restrlct our cllent's business particulatly as

it relates to DTF.

Our specific objections pettaln to the following sections of the recently adopled City of -
Mississauga Official Plan: _ . .

<

»  Chapter 12: Downtown ~ Downtown Cooksvlile
. - A 1 .[ s,_‘-‘—--\_--.:,‘_:,'l = »
IR ?"ﬂ,\]
A A

- 8. 1243121 2

« 8,124.342¢) - Al i

- 5 12.4.382b) T . o

- 5124302 06T 26 201
REGION OF PEEL
OLERKS DEPT,

deﬂlng Lafteur HendefsonLLp » Lawnars Patent and Trade-mark Agents
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* 'Chapter 14: Go_mmunlty: Nodes — Clarkson Village

- 5142315
- 8142332

. bhaﬁter 14: Community Nodes ~ Strestsville
- s 411652 |

" Chapter 1 5: Corporate Centrés - Gatev;'ay.Co‘rporata
- 8.1534,1.2 ‘

* Ghapter 16: Nelghbourhoods — Clarkson-Lome Park
~ 8§, 16.5.,6.1.4

- - 8,16,5.5.13.2
*  Chapter 16; Neighbourhoods—ErIndale- .
- 8. 1692.1.2h)
" Chapter 16: Nelghbourhoods — Maiton
- 8.16.15.4.15 '
- 8,16.154.2.8
-~ 8,16.15.4.4.2

*  Downtown Care Local Area Plan *

- Downtown Mixed Use —s. 4.1.1 @)
-~ Downtown Core Commerelal - s. 4.2.1 b)

r | akeview Local Area Plan

8.4.10 b)

8.4.11b)

s.4.12 b)

s.4.13b)

s.4.14b)

5.4.15b)

s.4.16b) =~ | _

5. 4.17 ¢) : _ .

Page 2




A-5 Page 3

' -

-. 8.4.18b)
- 8,4.25b) ' -
s.'4.26 (appears to ba a typographlcal area; should he 4.27 Slte 27
» Port Credit Local Area Plan

8.5.3h)
s. 5.4.1.4 b)

I r 1 1

Our client Is quite concemed with the Plan’s Incluslon of these specific policy raquirements
for DTF In the Cliy of Mississauga at the level of Its Official Plan. We have reviewed the
related staff reporls that were prepared and accompanied the City of Mississauga Officlal
Plan and would nots ihat there are no sfudles or even detailed planning Justification as to

. why prohibltions of DTF are justified. We therefore questlon the basis of these speclfic
pollcles pertaining to DTF. . , '

Our client and lts planning consultant have previously provided three letters to the City of
Misslssauga and met with Clty Planning staff prior to the adoption of the Plan. The letters
each objected fo any prohibition of DTF in the Plan. In fact, a previous draft verslon of the
- proposed Offlclal Plan had removed prohibitions - which would have addressed our
objections however, the final version of. the Offlclal Plan once agaln Included such

prohibitions.

In éddltibn to the absence of planning jtfstiﬂcallon for policles thaf would restrict the
devslopment of DTF in any area of the Clty of Misslssauga, it Is our client's posltion that

Page 3
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- such prohibitions at the level of an Officlal Plan are not consistent with the law, sither in the
form of decided case law or on a plain reading of the Flanning Act.

' Finally, our client takes the position, as hés been determined at the Ontarlo Municipal !
Board, that the presence of DTF s consistent with the Growth Plan and tha Provinefal |
Pollcy Statement. : .

Based on the foregoing and other related matters that may arise directly from our appeal,
we request that the Reglon submit this appeal to the Ontaric Municipal Board for its
consideratlons. This nolice of appeal Includes the prescribed fée of $125.00 payable to the -
Minister of FInance, ' . '

Thank you for your attention to this matter.

Yours very truly,

Michael 8. Polowin _ . C
Ene. " ' ‘

cc.  Clienis

. OTT_LAWi 2058126\

Psged




A-6 Page 1

<

RECEIVED
[ 0CT 27 2611

B, Swe A "

x . ) Y08, 68 1P '
owlings | vl
' montréa! » ottaws » torondo - hamilton » waterlon reglon » calgary - vangouver - moscow « fondon

October 25,2011 ' Michael 8. Polowln
’ Direc! 813-786-0158

: ’ Direct Fax 613-786-3488
By HaND DELIVERY ) mlshasl.polowin@gowilga.com
f File No, 01386130

Ms. Carol Reld

Regional Clerk

Regional Municipality of Peel

Office of the Regional Clerk

10 Peel Centre Drive, Sulte A, 6 Floor .
Brampton, ON LGT 4B9

‘Dear Ms Reld: _
Re: ' Nofice of Appeal to the Ontario Municlpal Board

Partial Approval.of the Corporation of the Clty of Mississauga’s Official
Plan as Adopted by By-law Number 0305-2010 :
Adopted by Reglohal Council on September 22, 2011

We are solicltors for Onfario Restaurant Hotel & Motéi Association (ORHMA), the industry -

group representing among others, operatars of restaurants. In accordance with Section 17
of the Planning Act and onbehalf of our client, we hereby appeal the above noted City of
Mississauga Official Plan (the “Plan"} as adopted by By-law Number 0306-2010.

The grounds for this appeal relate to the Interests of our cllent arlsing out of its restaurant
operatlons and more particularly the operatlon of drive-through facllities ("DTF") assoclated
with those restaurants. DTF form an extremely important aspect.of our client's business,
This appeal also relates to the question of the authorlty of the municipality to adopt certain
elements of the Plan and the failure of the municipality to investlgate, study, and Justify the
proposed new requlrements and Iimitations that restrlct our cllent's business particularly as

It relates 1o DTF,

Our specific objections pertain to the following sectlons of the recently adopted City of
Misslssauga Officlal Plan: : '

»  Chapter 12: Downtown — Downlown Cooksville

- 812431210 PYEATArre

- 51243420 Gl l@i %ﬂ

- .8.12.4.3.6.2b) 1 L

- 8124392 0CT 26 2011
REQION OF PEE,
CLEAKS DEFT,

vadlng Lafgur Handbrson e « Lawysrs - Patent and Trade-mark Agonis
160 Elgin Street « Suita 2600 - Gitawa - Ontarlp « K1P 163 - Cenada T 613-233-1781 F 613-563_—9369 gowlings.com
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= Chapter 14: Communify Nodes — Clarkson Village

- 8.142315
- 8,14233.2

n bhapter 14: Cormmunily Nodeé — Sireetsville
- 8.14.11.6.5.2 | |

. Chapter 15: Corporate Centres — Gateway Corporate
- 8. 15.3.4.1-.2 ‘

= Chapter 16: Nelghbourhoods — Clarkson-Lorne Park

- 4165514
- 5.165.5.13.2

» Chapter 16: Nelghbourhoods — Erindale
- 8 16.9.2.1.2h)

= Chapler 16: Nelghbourhoods — Malton
- 516.154.16
- s.16.164.2.8
- s.18.15.4.4.2

« Downtown Core Logal Area Plan

. Downtown Mixed Use —s. 4.1.1 &)
- Downfown Core Commerclal—-s. 4.2.1 b}

« | akeview Local Area Plan

T 1 t ¥ 1 r 1
wwminih B n G
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- s.4.18h)
- 8.4.25h) _
. 8. 4.26 (appears to he a typographical area; should be 4.27 Site 27

» Port Credit Local Area Plan

.5.3h)
. 5.41.4b)
.5.6b)
.6.7b)
.6.8b)
.5.9h)
.5.10 b)
.5.13b)
.5.14 b)
. 6.15 b)
5.16.1
6.16.2

5171
5.17.2
5.18
:5.19b)
. 5,20 b)
. 5.28 b)
.5.31 a)
. 5.34 b)
, 5,38

DODDDERD RO DPBODDDDDREDD D

Our client is quite concernad with the Plan’s incluslon of these speclfic polley requirements
for DTF In the Clty of Misslssauga at the level of [ts Officlal Plan. We have revlewed the

" related staff reports that were prepared and accompanied the City of Mississauga Official
Plan and would note that there are no studies or even detalled planning justification as to
why prohibitions of DTF are justified. We therefore question the basis of these specific
policles pertaining to DTF. : :

Our client and its planning consultant have previously provided three letters to the City of
Mississauga and met with Clty Planning staff prior to the adoption of the Plan. The letters
each objacted to any prohibition of DTF in the Plan. In fact, a previous draft version of the
proposed Officlal Plan had removed prohibitions which would have addressed our
objoctions however, the final version of the Official Plan once again included such

prohibitions.

In addition to the absence of planning justiflcation for policles that would restrict the
development of DTF In any area of the City of Mississauga, it is our client's posltion that

Page 3
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such prohibitions at the level of an Ofilclal Plan are not conslstent with the law, elther in the
form of decided case law or on a plain reading of the Planning Act.

~ Finally, our client takes the position, as has been determined at the Ontarlo Munleipal
Board, that the presence of DTF -is consistent with the Growth Plan and the Provincial

Pollcy Statement.

Based on the foregoing and other related matiers that may arlse directly from our appeal,
we request that the Reglon submit this appeal to the Ontaslo Municlpal Board for its
considerations. This notice of appoal Includes the prescribed fee of $125.00 payable fo the

Minister of Finance.
Thaik you for your attention to this mattes.

Yours very truly,

P -

Z ]
Michae! S. Polowin

Enc.

cc. Chents

OTT, LAW 2058122\ .

fage 4
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AIRD & BERLIS 1
Barrsters and_Solchtors /3

Patrick J. Hamington
Direcl: 416.865.3424
B-meil:phaminglon@aledberlis.com

October 25, 2011

. Our File No, 109748
DELIVERED '
Carol Reid .
Regional Clerk and Director of Clerks ' RECEIVED
Region of Peel
10 Peel Centre Drive, Suite A and B 0CT 27 201
Brampton, ON L6T 4B9 ' wPRassE
) REAION OF PEEL
Dear Madame Clerk: -

Re: Appeal of New City of Mississauga Official Plan

We act on behalf of 2333 NSW Inc. (Marland Management Services Inc.). Our client

owns land at 2333 North Sheridan Way in the City of Mississauga. Our client’s site is
within the Sheridan Park Employment District and is designated Business Employment
under the existing and in-force Mississauga Official Plan. The site is presently occupied
by a 1-storey industrial warehouse with a 2-storey office component located at the south

east portion of the property.

Under Mississauga's existing Official Plan, our client’s site is within Special Site Area 1
(SSA1), which provides specific policies for our client’s site as well as two other arcas
within the Sheridan Park Employment Distsict, The SSA1 policies are proposed to be
excluded from the new Mississauga Official Plan. This would have the effect of reducing
the number of permitied uses within the Sheridan Park Employtent District.

Accordingly, our client hexeby appeals the new Mississauga Official Plan as approved by
~ the Region of Peel. This appeal covers all proposed policies affecting the Sheridan Park
Corporate Cenire (identified on Map 15-1 of the proposed new Mississauga Official Plan).

Please find enclosed owr firm cheque for $125.00, made payable to the Minister of
Finance, along with a completed appellant form (A1). The undexsigned may be contacted

if you have any questions or concerns.
[ﬁi 3 @mz@ |

0CT 26 201

AEGION OF PEEL
CLERKS DEPT.

01_

- Brooklleld Place, 181 Bay Streel, Suila 1800, Box 754 + Toronto, ON » M5) 219 » Canada



October 25, 2011
Page2 .

- Yours truly,

AIRD & BERLIS LLr

Patrick J/ Jlarrington
PJH
Enclosue

c. Weston Consnlting Group Inc.

J.C. Basian
11275509.1

A-7 Page 2

AIRD & BERLIS u»

[T SR P P



A-8 Page 1
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Octoher 26, 2011 - U HFile: PN 1619 - OMB

HAND DELIVERED

Regional Municipality of Peel '
Ofiice of the Reglonal Clerk

10 Pes] Centre Drive, Sulte A, 5" Floor =t
Brampton, Ontario _ | 0CT 26 20N
" L6T 4B9 . _
' | REGION OF PEEL
Attontion: Ms. Carol Reld, CLERKS DEPY.
Regional Clerk
Re: Notlce of Appeal - Proposed New City of Mississauga Official Plan

White Elm Investments Ltd.
1450-1468 Dundas Street East, City of Misslssauga

Dear Ms. Reid:

Gagnon & Law Urban Planners Ltd. (G&L) is agent to White Eim Investments Ltd.
(White Elm), the registered owner of the property located at 1450 to 1458 Dundas
Street East in the City of Mississauga; denerally located at the southwest quadrant of
Dixle Road and Dundas Street East. The subject property measures approximately 2.80

hectares (6.80 _acres).

- White EIm Is currently In the Pre-Application process with the Clty of Mississauga with -
the intent of filing @ Formal Amendment Application to permit the redevelopment of the -
subject site for & high density, mixed-use residential, commerclal and office

dévelopment.

GaL and White Eim have monitored the progression of the proposed New Mississauga
Official Plan (MOP) in the context of White Elm's contemplated vision for the
redevelopment of their site. This has included previous written submissions {o the Gity .
of Mississatga on the MOP (dated February 18, 2011 & June 28, 2010 - attached).

On behalf of our client and pursuant to Subsection 17(36) of the Planning Act, R.S.0.
1999, ¢.P.13, as amended, we hereby appeal the proposed New Clty of Mississauga
Offlcial Plan In ils entirely ‘as it.fails to permit the re-development of the lands as

currently contemplated by White Elm.

Further to the attached previous aybmissions, the following Sections, Sub-Sections,
Policies and Schedules contribute to our appeal of the MOP in Its”entirety:

mpto:n,On_té,lﬂd,Cunqdq LGW_BN . .- LT -
Phone: D05-796-5790 » Fox: 905-796-5792 - L e

fofrey e RN i
e G e
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'

» Schedules 1, 1a, 3, Section 5.2: Green System, Chapter 6: Valus the
Environment, Sub-Section 11.2.3: Greenbelt, Sub-Sectlon 11.2.4: Open Space,
Section 19.18; Greenbelt as thay relate to environmental/natural systems on,
~and/or within the vicinity of the White Elm property as they may preclude White
Elm'’s proposed vislon for the redevelopment of the lands. .

» Schedules 1, 1b, 2, 6, 9, 10, Section 5.3: Clty Structure, Section 6.4: Corridors,
Section 5.5: Intensification Areas Section 9.1: Introduction, Section 9.2: City
Paltern, Section 10.1: Introductton, Sectlon 10.2: Office,-Sectlon 10.3: industry,
Sectlon 10.4: Retall, Sub-Section 11.2.6: Mixed Use, Secﬂon 14.1: Introduction,
Section 14.3: Dixie Dundas. Section 17,1; Infroduction, Section 17.4: Dixie a's
the policies may preclude high-rise, mixed-use residential, commerclal and office
development on the White Elm property and within the Dixie/Dundas Communlty
Node. ] .

We recommend the enlargement of the proposed Dixie/Dundas Community
Node to capture the whole of the intersectlon of Dundas Street Fast and Dixie
Road including the adjacent Major Translt Station Area {which is located
immediately adjacent {o the White Elm snte)

"The White Elm site should be idenfified as a Special Site within'the MOP to
recognlze the site’s location along an Intensification/Higher Order Transit
Corridor, intensifications Areas and its potential to accommodate higher density,
mixed-use residential, commerclal and employment uses,

o We are concerned with the vagueness provided Ih pollcy with respect to
requlrements of a Local Plan Area Review and the determination of the Dixié-

Dundas Communlty Node,

e We. do not agree with the City's proposed new requirement for development-
proponents to prepare and submit a Development Master Plan fo guide
development within surrounding Character Areas as a requirement for a
complete application (Policles 1.1.4.c, Ssction 5.1, and Poalicy 171 .2.6.6). The
submisslon of a Development Master Plan for site spemﬂc proposals on a single
parcel or small'group of parcels Is Linnecessary and onerous.

» The following definitions within Section 20: Glossary are of concern as they may,
when reviewed in the context of our other concerns we have ralsed, may not be
approprlate as defined; specifically:

o. Anchor Hubs;

Environmentally Sensltive or Significant Area;

Intensification Corrldor;

Gateway Hub,

Major Transit Station Area

One-Zone Concept

Secondary Office;

o C O O0C

Gagnon & Law Urban Planners Ltd. : ' Page 2
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o Two-Zone Floodplain Management Concept; and
o Valley and Watercourse Corridors, .

The White Elm sife Is appropriate for a high densily, mixed-use residentlal, commercial
and office development given that the MOP identifies the lands as: located adjacent to
an Intensification Corridor (Dundas Street East), within Intensification Areas (Major
Transit Station Area and Community Node) and designated Mixed Use. The
Employment Area overlay and assoclated policies currently atirloutable to the site within
the MOP are not sufficiently dynamic o recognize the potential of the site to capture
municipal and provincial policy objectives. .

We reseive the right to make further stbmisslon as may be necessary.

Enclosed is a cerlified cheque in the amount of $125.00 made payable to the Minlster of
Finance and a completed appellant form {A1). ' ‘

If you have any questions or concer.ns, please do not hesitate’ to contact the
undersigned. : :

Yours truly,

RicHard Domes, B.A.
Assoclate Planner

Gaanonh & Law Urhan Planners Ltd. _ Page 3
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Princlgol
—J G @g nomn Mrf:ﬁggliiﬂgnnn. BES,MCLR, RER
¥ . LBy Law, B.ES,
iyl Hﬂ@lw ’ Lang Gagnon
G 8¢l Juraan pLaNKERS LD .
ESTABI.!SHED [og0
February 18, 2011 . . Our Flls;
) PN 1619 ~MOP
‘City of Mlssissauga :
Planning & Bulldlng Departmant Cilty Flie:
300 City Centre Drive CD.03.MIS
Misslssauga, Onfarlo o
LEB 3C1

Attentlon: v, Edward Sajeckd, Commissloner of Plarming & Bullding -

Re: Formal Publle Input — Proposed New Mississauga foicial Plan
G[ty of llﬂississauga Requested Modificatlons

Deay v, Sajecki:

Gagnon & Law Urban Planners Ltd. (GaL) s agsnt to White Elm Investments Ltd.
(White EIm), the registered owner of the properly lacated at 1450 to 1468 Dundas
Streef East in the City of Mississauga; generally located at the southeast quadrant of

. Dnde Road and Dundas Street East.

The s€ubject property measures approximately 2,80 hectares (6,93 acies) and s
currently uiilized as a mixed use commerclal strip plaza. .

. White Eim Is cunently undergoing.an analysls In relation fo the redevelopment potential

of thelr site for a higher order, mixed use residentlal, office and retail development.

G&L and White Elm have monitored the progression of the proposed New Misslssauga
Offical Plan (MOP) in the context of White Elm's contemplated vislon for the
radevelopment of their site. This has Included & previous wrliten submission on the

- MOP dated June 28, 2010 (aftached). Most recently Ed Morgan, White Elm, provided

an oral submission to Planning and Development Gommitiee on February 14, 2011 as it
relates fo the Clly's most recent report on suggested revisions to the MOP (dated

January 25 2011 and also attached).

Further fo our June 28, 2010 letter and the oral submissioﬁ of Ed Morgan on February

. 14, 2011, we have the followlng further comments as it relates to the January 25, 20141

Staff Report:

o We understand that because the MOP s under review by the Reglon of Pesl,
changes fo the MOP can only be made by raquest to the Reglon.

21 Queen Street East, Sulte 500 = Brampton, Ontarlo Conada L6W 3P1
vavrw.gagnonlawurbanplanners.com = Phone: 905-796-5790 « Fax: 905-796-5792

This document l¢ Consultont-CTent prlvifegeq and contalns conﬂd’entlnllnfwmaﬂun tntended ooly forpesson{s) Ramed qbove, Anydistribution, .

r CONFIBENTIALITY mpy'lngofdlsdo;uiulssldcdypmmﬁled lfyouhyarm‘vadulsdowmmtm:rmnp eumnnllfyusbnmedlulelybyleleplnneundrelurnlhg

CAUT!ON _ dilgnalto usl:ymu“\ﬂdmutmﬂngu copy.
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o e do not agree with the Clty's proposed new raquirement for development
proponents to prepare and submit a Development Master Plan to guide
development within surrounding Character Areas as a regulrement for a
complete application (proposed revisions to Pollcles 1.1.4.c, 8.1, 11.2.6.6 and
19.3.5).

The requirement for Development Master Plans should be assessed on an
application by application basis where the proposed development warrants it
(i.e. larger bloci planftertlary plan slzed re-devalopment proposais). a

The Development Master Plan proposed by the City suggests that Individual
applicants are to suggest the ‘appropriate development of lands outside of
their land haldings within' the surrounding Character Area. This suggested
process may serve fo he prejudicial to other surrounding landowners and only
“tosult In unnacessary delays In the radevelopment process.

o The White Elm site should be Identlfled as a Speclal Site within the MOP fo
recognize the site’s location afong an Intensification/Higher Order Transit °
Corridor and its potentlal to accommodate higher density, mixed use
= -— " " residenilal, commercial ahd _employment uses, Given the subjectsite’s™
proximity to the exlsting Dixle GO Station it Is a missed ‘opportunity to not
ancourage and facilitate a mixed used development, Including resldentlal as a

iey component.

o Permitting Resldentlal (and uges auxillary or assoclated thereto) within the
ground floor of bulldings within the Mixed Use designations should be
generally permitted, The proposed amendments to Polloy 11.2.6.6 and 114y
io the MOP preclude the development of Residentlal on the ground floor of
bulldings within Mixed Use areas where commercial or employment Usés on
the ground floor may not be feasible, practical or appropriate.

o Wo do not support the Gity's proposed radification to policy 17.1.3 that seeks
to preclude rew Resldantlal uses on areas designated Mixed Use wlihin the
Dixle Employment Atea. It is our oplnion that sltes designated Mixed Use can
be successfully redeveloped for & broad range of uses, including Resldential,
while at.the same time preserving the site's employment and commeraclal

function. This Is the true spirlt and intent of any mixed use deslgnation.

o We disagree with the proposed modlfication to Polley 19.3 suggesting that
market condlilons should not be used as a planning Justificailon in support of
a development application; planning and development of clties In undertaken
with due consideration of economic forces and marketplace realities. Market
conditions are one of, If not’the slngle most Influential factors for the
conslderation of the foaslbiliy of development and re-development
opportunities; this applies equally o munloipal decision makers and those In

Gagnon & Lavy Urian Planners Ltd, paga 2
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the private sector. As such marlet condltlons should always be conSIdered
when reulewing development appllcations.

b

We reserve the right to make additional comments.

If you have any questions or concerns, please do not hesifate to contact the
underslgned :

Yours truly,

L

fllchael Fagnon, B.E:S., W.C.LP.,, R.E.P. [chard Domes, B.A,
Managlhg Princigal Plannet Assoclate Planner
C.C. wdlfhite Elm Investments Ltd.

v Morgan; WWhite Elmrinvesiments Lid: T T T e
R, Turkienicz, White Elm Investments Lid.

fl. Cassin, City of ilississauga

R. Milller, City of WMississauga

D. Labreque, Reglon of Peel

A. Prasad, Reglon of Peal

Gagnon & Law Urban Planners Lid, . X Page 3
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Princlpals

Michael Gagiton, 9.65, MCLR, RRS,
Uly Law, 8.5,
bt pupt ,
EsiahiisTiad 1040
June 28, 2010 . Our Flle: PN 1619 —~Draft
Mississauga OP
Clty of Mississauga :
Planning and Building Deparfment. - Via: lall & E-Mall
300 Clty Centre Diive
fississauga, Ontarlo
LGB 361

_A{tention: _ Crystal Greer, Cléris Departinent

John Brltto, Cletks Depariment
John Calvert, Planning & Bullding Department
Marianne Cassin, Planning and Building Departraent

Re: Formal Publlc Input - Draft Wisslasauga Ofilcial Plai

\-

To Whot [¢ May Concern:

Gagnon & Law Urban Planners Ltd. (G&L) Is agent fo White Elm Investments Ltd. (White
Elm), the registered awner of the property located at 1460 to 1468 Dundas Street East In the
Clty of Misslssauga; genereally located at the soufhwast quadiant of Dixle Road and Dundas

Streot East. )

The subject properly measures approximately 2.80 hectares (8.93 acres) and ls currently
utlllzed 88 a mixed use commarcial sfrlp pleza. Retall and warehousing uses aie located on
the ground floor of the exlting plaza and offlcs uses are located within a partlal second storey
along the building's nottherii fagade (Dundas Street East). . :

White Elm Is currentiy In the Initlal stages of pursulng an appilcation to re-develop the slte for
a high denslty mixed-use resldenttal, offlce and refall da\.felnpme?ni.

White Eim has requested that we revlew and comment on the draft ‘new’ Mississauga Offlclal
Plan — March 2010 (MOP) as It relates {o their contemplated vislon for re-development of the
aite. On behalf of White Eim we would like to share the follawlng comments, concarns and

bservatlons:
1. We note that the aite |a deslgnated as:

o 'Mixed Use' on Schedule.10; - k
o 'Gommunity Nede' on Schedules 1, 1B, 9, 10;

21 Queen Street Fasl, Sulte 500 © Brainpton, Onlario, Canada L6W 3P1

Phone: (905) 796-5790 o Fax; (905) 796-5792 » Webslte: www.gagnonlawurbanplanners.com

'CONFIDENJTALITY, CAUTION

Thh dosunent fs Comultant-Cllent privikeged saad contatas contfdenitel Informatlanintendad only for peaonlp) named above, Any diiRaitk, co b or dhvolorurs fs strlely profifblied.
Il‘youhl\'luﬁwadlllhdoc\menlhemr,pkuqr»llf)‘\ulmmadl'ole‘ytvlahp}ﬂludrdmnlhﬂodshllombfmﬂl\?f out rraking s copy.
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e “"Malor Transit Station Area’ on Schedule 2;
s Belng within the Dixle Employment Area on Schedule 8.

" 2. We note that Dundas Street Is Identlfled as an "Intenslfication Corrldor’ oh Schedules
. 1,10, 2 and 6. It Is also deslgnated a ‘Higher Order Transit Corildor* on Schedule 6.

3. Schedule 1 doslgnates the site Employment Ares, Intensification Corridor and
. Community Node, . '

4, While Schedule 2, Infensiflcation Areas Identifles the site as falling within a Communily
Node, we belleve hat the Node as deplcted should-be Increased In size to envelope
the whole of the Interseciion and immedtate surroundling fands which are conduclve to
the type of devslopment envisaged In this.area. It should also include the Major
Translt Statloh Area,

&. We support the identification on Schedule & of Dundas Street East as an Arterlal Road.
Ws support the Identlfication on Scheduls 8 on Dundas Sfreet Fast as' an
Intenslficatlon Corrldor and a Higher Order Tianslt Corridor coupled with a Potantlal
Mobllity Hub in proximily to the existing commuter rall-lhe and statlon to the south.
These deslgnatlons lend support to our position that our cllent's site and surrounding

area shoiild he consldered for Higher Order Mixed-Use development. T

. Schedule 10a deslignates our cllent's site as Mixed-Use, While we suppert the Mixed-
Use daslgnation, we belleve that conslderation should be given o the adjustments of
the mixed-use area and the Nade conslstent with the vislon for-our cllent's property.

7. Wa hellsve that clrcumstances exlst where It ls approprlate fo [dentify ‘slte spaclfic’
policles which reflect the unlque clrcumstances of certaln sites and/or groups of
propeities. In some nstances [t simply Isn't practical to expect the Official Plan which
Is & broad, high level plan to be able lo capture existing fand uses or a particular vision

for the iands.

. Conslstent with the Growth Plan, the propoeal to redeuelop our cllent's property will '
_contribute to: . ,

e Bullding compaot, vibrant and complete communities;

o Protecting, preserving, enhancing and wisely using valuable natural resources
for ourrent and future gerieratlons; and )

o Opfimize the use of exlafing and new Infrastructure.

9. The proposal to Intensify on the site is appropriate. on account that ex[st_ln:g
Infrastructure Is or will be availahle to support the additional development.

10, Conslstent with the gulding principles of the new Offlcial Plan, the proposal will
coniribute to the range of housing cholces for focal resldents.

QB Urban Blanners Lkd, ' Page 2
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14.The proposal represents an opporiuniy to direct higher densily resldentlal and
employment growth to key locations which have or wlll have translt and Infrastructure

avallable.

42.Conslstent with Secflon 4.3 the Officlal Plan appropriately Identlfles our client's
property as falling within a Gommunity Node. Wea recommend the enlargement of the
Communly Node to caplure the whole of the Infersection of Dundas Sfreet East and
. Dixle Road. We envisage our dllent's properly as playing a future role In
accommodating a mix of population and employment uses at denslilas commensurate:
with the ablifty of exisiing and planned Infrastructure to support same. The opportunity
oxlsts fo maximize the abliity of the Dundas Street East and Dixie Road Intersection to
cantribute to the Ofilclal Plan's goals and objectives for Infensiflcation.

43.According to Section 4.,3.3, our clent's site ls located within ihe Dixle/Dundes
Communlty Node. We support the range of uses envisaged Mcluding retall,
rastaurants and housing. We support the role that the slte and sutrounding property .
can play In intenslfication, - ’

14.Consistent with Sectlon 8.2, we envisage the development of our cllent's site a8
contribuiing to the bulid-out of the Communlty Node as an exciting [ntensification Area. .

Ullirataly, this area will hecome a vibrant and memorable utban place.

18.Seclion 16.0 deals wiih Nelghbourhoods, Sectlon 17.0 deals with Employment Areas.
W recommend that the limits of the Dixle Employment Area be revised fo Include the
whole of ihe Intersection of Dixie Road and Dundas Street East and that a speclal site
deslgnation be applled to our cllent’s lands to racognlze the patentlal for Mixed-Use
_ development, including Employment and Resldentlal uses cornmensurate with
Infrasfruciure, The Resldentlal uses would be wholly appropriate In view of Sactlon
171.2. There seems to be a contradiction In Section 17.1.3. Any restrictlons on
Residential within this area would needlessly and unfortunataly result In the area not
achieving Its-full mixed-use potential. '

We welcome an opportunity to meet with staff to dlscuss our comments. We resarve the right
to make addltional commeits. We recommend agalnst approving the Offlclal Plan In [is
current format. We wish to recsive notiflcatlon of approval of the Plan and adoption of
- Implementing documents, We wish fo be notifled of fulure .mastings related to the
Mississauga Offlcial Plan. ’

Yours fruly,

s Purk, Whife Elm Invesfments Ld.
Anfia Movgan, White Elm Invesiments Lid.
~Richard Domes, G&L Urhan Planners Lid.

@&t Urban Plannars Ltd. © Paga3
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' FOREST PARK CIRCLE LTD.

) Qctober 26, 2011
Hand Delivered and Tmail

- M, Carol Reid RECEIVED

Regional Clerk and Director.of Clerks - acT 27 201 ‘ R]E@EHVE@ | .

The Regional Municipality of Peel ol
10 Peel Cenire Drive - ag,:ref‘['g‘?ffﬂgn:gé}g A

Suite A and B : 0CT 2 6 2011
. 0 q
B -_  REGION OF PEEL
_ . LEGISLATIVE SERVICES

Dear Ms. Reid,

RE: Nofice of Appeal -
Clty of Mississauga Official Plan

Forest Park Circle Lid. is the owner of lands located in the City of Mississauga known
municipally, as 1850 Rathbumn Road East and 4100 Pony Trail Drive. This property is a
comprehensive high rise development located on 9.2 actes of land, upon which are located two .
18 storey residential high rise buildings. ' '

Tt has recently come to our attention that the City has enacted a new Official Plan Amendment
which would impact on our ability to intensify these lands for further residential development
and that the Region has issued & Notice of Decision approving the Official Plan, with
modifications. Becanse the parcel is such a large parcel of land, we have plans to Intensify these
lands by adding further high density residential buildings on the property, which will
complement the existing buildings. We believe the new Mississauga Plan will restrict our ability
to catry ouf these plans by limiting significantly the height, the built form and the FSI for any

future development. Therefore, we are appealing the Mississauga Official Plan, in its entirety.

While we would be prepared to discuss scoping our appeal to a site specific one at the
appropriate time, for the time being, we are pursuing an appeal of the entire plan, out of an
abundance of caution, However, we can advise (without restricting {he general nature of out
appeal of the entire plan), that we have particular concern with the following:

e Section 16.1.1.1 — This section unduly resiricts the height of development within
Neighbourhoods to 4 storeys; .

o Section 16.1.2.5 — This section wnduly restricts the built form of development to
Residential Medium Density (townhouses) in what is otherwise a High Density Area;
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* Section 16.21 and Map 16-21 — T]us sectlon and map unduly restricts the FSI for these
lands to .5to 1.0.

The reasons in support of this appeal are as follows:

1. Oui lands are underutilized and are capable of further intensification. Intensification Is .
eucoutaged by the Provincial Policy Statement ( the “PPS”) and the Places to Grow Act
(the “P2GA™);

2. Development can occur outside of Urban Growth Nodes. These lands have
characteristics that are conducive to residential high density development — ‘they are
{ransit supportive, they are served well by community services, they are adequately

~ serviced by existing servicing infrastructure and are surrounded by sufficient parks and
open space. These Important resources should be beiter utilized. This is encouraged by
the PPS and P2GA;

. Development which reflects and is compatible with the height of current buildings is
appmpnate and represents good planning;

4, There is no planning rationale to limiting lands which are designated High Density to
Townhouses only simply because they already have some high density, especially when
lands with the same Character Area (Rathwood) are permitfed high density uses. This

T xesults it i gitration where lands tlmt have existing high demsiiy on them, are preciuded

from having further high densiiy, yet lands without high density are not. The better way
to determine which lands should have high density is by looking at all of the planning
characteristics of the site and the area and determining what is appropriate on a case by
case basis (within the High Density Area).

U..'J

We are enclosing with this letter our cettified cheque in the amount of $125 made payableto the
Minister of Finance and a completed OMB Form Al. We would appreciate it if you would
confirm receipt of this appeal at your eatliest convenience.

Yours very truly,
Forest Paplht Cirele Ltd.

Zivio De Meneghi

331 Cltyview Boulevard, Suite 300 Vaughan, Ontarlo  LAH 3M3

Tal: FANEY 029 BATY To_ JOANEY G1A I5Ar




AIRD & BERLIS wwp

Barristers and Solicitors

Steven A, Zakem
Direct; 416.865.2440
E-mail: szakem@alrdberlis.com

September 16,2011
V1A EMAIL

Carol Reid

Regional Clerk and Director of Clerks
Region of Peel

10 Peel Centre Drive

Suite A and B

Brampton, ON L6T 4B9

Dear Ms. Reid:

Re: Proposed New Mississauga Official Plan (“MOP”)

A-10 Page 1

Zaki T\?le
Bow LA Makm

Our File No. 109585

We act of behalf of 2188101 Ontario Inc. (Raja Fabrics - units 111 —~ 116), 1615242
Ontario Inc. (Taj Mahal Jewellers —unit 117) and 2137308 Ontario Inc. (High on Heels -
unit 119) with respect to the property known municipally as 2980 Drew Road in the City
of Mississauga. On September 6, 2011, we filed an appeal of the MOP, in its entirety,
pursuanl to s.17(40) of the Planning Act, R.S.0. 1990 ¢.P. 13, as amended. Our clients

now wishes to modify their appeal as follows:

Our clients appeal the proposed new Mississauga Official Plan, in its entirety, only as it relates to the
lands knowa municipally as 2960, 2970 and 2980 Drew Road In the City of Mississauga and shown

on the aktached drawing.

Tn all other respects, the appeal may be considered withdrawn pursuant to subsections

17(42.1) and (42.3) of the Planning 4ct.
Yours truly,

AIRD & BERLIS LLy

—

[
teven A, Zak
SAZ/sw

ce.  Quinto Annibale

Stephen Garrod
11071651.1 i

Brookfield Place, 181 Bay Street, Sulie 1800, Box 754 + Toronto, ON + M5) 219 « Camada

T 416.863.1500 F 416,863.1515
wivw.alrdberlis.com
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ARD & BERLIS up

Barrlsters and Soficllors

Steven A, Zakem
Direct: 116.865.1440
Fmall: szakem@atrdbeedis.cony

September 6, 20}1
BY COURIER

Carol Reid

Regional Clerk and Director of Clerks
Region of Peel

10 Peel Centre Drive

Snite A and B

Brampion, ON L6T 489

Dear Ms. Reid:

Re: Pl'n|lnscrl New Mississnugn Official Plan

A-10 Page 3

Our File No. 109385

We act of behalf ol 2188101 Ontaio Inc. (Raja Fabrics - wnits 111 — 116), 1615242
Onfario Inc. (Taj Mahal Jewellers — unit 117) and 2187308 Ontario Inc. (High on Heels --
unit 119) with respect to the property known municipally as 2980 Drew Road in the City
of Mississauga. On behalf of our client and pursuant to subsection 17(40) of the Planming
Act, R.8.0. 199, c.P. 13, as amended, we hereby appeal the proposed new Mississauga

Official Plan to the Ontario Municipal Board in ils entirety.

Enclosed is our firm's cheque in the amount of $125.00 made payable to the Minister of

Finance and a completed appellant form (A ).

Yours (ruly,

AIRD & BERLIS LLP

Steven A. Za
SAZlsw

nels.

1007430%.1

AEGION OF PEEL
GIERNS DEPT.

Brooklield Place, 181 Bay Sireal, Suite 1800, 8ox 754 - Toronlo, ON - M5) 219 + Canada

T416.863.4500 F 416.863.1515

waew,airdhierlis com
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I ] . ' - Please refer io: Mark Flowers
e-mall: markf@davlestiowe.com

Davies : ' RECEIVED
Howe October 24, 2011
Partners _ 0CT 25 2011
LLP '
- g, QR 1P
By Courlex . : ﬂ%&: fEad
Lawyers . Ms, Carol Reld, Reglonai Clexk
Office of the Regional Clerk
The Fifth Floor Reglonal Municipality of Peel
_’}9 SP:d}na Ave 10 Peel Cenre Drlve, Suite A, 5 Fioor
oronto,Ontario H
! Brampton, Ontario
M5V 3P8 " 'L6T4B9
T 416.977.7088 B :
F 416.977.8931 Dear Ms. Reld:

davieshowe.com

Re:_ Notice of Appeal to the Ontario Municipal Board B
City of Mississauga Official Plan ‘
Daraban Holdings Lid. . _

. $640-3670 Cawthra Road, City of Mississauga

We are counsel to Daraban Holdings Lid. ("Daraban"), the owner of lands
municipally known as 3640-3670 Cawthra Road In the City of Mississauga (the

"Property").

- The Property is located at the southwest comer of the intersection of Cawthra
Road and Burhamthorpe Road East, and Is approximately 0.563 ha (1.3 acres).
The northern portlon of the Property was formerly used for a gas station, but Is
now vacant, and the southern portion of the Property is currently occupied by ten
townhouse units. Thus, the cument use is a significant underutilization of the .
Propetiy, particularly in view of its location at the intersection of two major roads,
its proximity to commercial uses and other amentiles, and is accessibility to public

transit and other existing infrastructure.

On August 5, 2010, Daraban submitted applications to the City for approval of an

Official Plan Amendment and Zoning By-law Amendment to permit a

redevelopment of the Property for a multl-storey retirerient home (File No.

0z/OPA 10 8) (the "Redevelopment Applications"):  The Redevelopment

: Applications have since been the subject of a community consultation meeting and

D‘ (FETI TR a\revised proposal was submltted to the City on September 7, 2011, together with

E@ﬁ.:}é;:_‘ﬁ Jii |plSite Plan Control Application, based on initial comments received from the City
@ ~J|&iid other stakeholders. '

06T 25 2011

REGION OF PEEL
CLERKS DEPT.
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Daraban actively participated in the planning process that preceded City Council's
adoption of the new City of Misslssauga Official Plari on September 29, 2010, In
patticular, on Daraban's behalf, Weston Consulting Group Inc. ("WCGI") filed a
written submission with the City dated April 20, 2010, in which they Identified
various concerns with the proposed Official Plan. - A copy of that submission Is
attached. Further, WCGI filed conespondence with the Region of Peel In respect
of the proposed Official Plan, dated November 4, 2010. A copy of that
correspondénce Is also attached. _ ,

We understand that on September 22, 2011, Council of the Reglonal Munlcipahty
of Peel granted partial approval to the new Ofﬂclal Plan for the Clty of Mississauga. -

Pursuant to subsection 17(36) of the Planning Act, Daraban Holdings Lid. hereby
appeals to the Ontario Municipal Board the new City of Mississauga Official Plan,
in its entirety, as it relates to the lands municipally known as 3640-3670 Cawthra

Roadin‘theeltg'of-Miasissauga

The reasons for this appeal include the following:

1. The new City of Mississauga Offictal Plan, as partlally approved, has failed

to properly address the concerns identified in the submissions from WCGI
dated April 20, 2010 and Noverber 4, 2010; and

2. - If the Redevelopment Applications are approved, such approval(s) should
be properly incorporated into the new City of Mississauga Official Plan.

Enclosed with this notice of appeal -is a completed OMB Appelfant Form (A1),
together with our firm cheque in the amount of $125.00, payable fo the Minister of
Finance,. representing the prescribed filing fee for this appeal.

We trust that this is satisfactory. However, please do not hesitate to contact us if
you have questions or if you require anything further,
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DN o

Davies Yours truly,

Howe - . )
Partners ' DAVIES HOWE PARTNERS LLP
LLP :

_-Mark R Flowers

Enclosures

copy; Client
Alan Young, Weston Consulting Group Inc. -

;m:\700\702205\conespondence\notlce of appeal - mississauga officlal plan.doc
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N ffﬁ_ﬂﬁf_o_ll_@nﬁul.mq Group Ingc, o _ o
# ¥ I “Land Uso Planning Torough Experferice and nnovion’ . S
| . .
: _ . _ - April 20, 2010
' . Fila No. 4848

, Ms, Marianna Cassin, Planner

: Pienning and Bullding Dspartment
Clty of Misslssauga '
300 City Centra Driva

' Missiasauga, ON L5B 3C1

e COPY

Dear Ms. Cassln:

RE:  DRAFT CITY OF MISSISSAUGA DFFICIAL PLAN {March 2010}
PUBLIC MEETING - MAY 7, 2010
| Daraban HoldIngs Lid.
3640-70 Cawthra Road .
Lots 44 —49 inclusive and Part of Lot 60, Reglslerad Plun 691
{Southwest comer of Cawihra and Burmhamthome Roads)

Waston Consulting Is the planning consuliart for Daraban Holdings 1{d, ("Daraban®), the
owner of a 0.53 ha (1.3-acre) parcs at the abova locatlon (see attached air phofo). Tha
south porfion of the pareel s ocoupied by a row of 10 lownhouses. The north portion was, for
meny yedrs, used for a gas bar, but Is now vacant. ‘ :

Daraban Intends to redavslop the entle sublect property for a relirement home. Two pre-
consultation meetings have besn hald with planiing stalf, and a tlavalopment application will -
bs submlited In the near future, Itis with this upsoming epplication In mind that we make this
submisslon regarding the Clty's draft Offlclal Plan (March 201 0).

The subject lands are localed within the Misslssauga Valleys Nelghbourhood and the
proposed Cawthra and Bumbiamthorps Conidars (Scheduls 1(e)). Although the site Is not
located withln a proposed intensification area, we note that the draft Officlal Plan aflows for
new dévelopment culside Intenslfication areas, provided the devalopment Is sansitive o the
Nelghbourhood's exisfing and planned character (4.3.5), and recognlzes that Intensification
may ba considerad within Nalghbourhoods where the proposed devalopment ks compatible In
bulit form and seale fo sumounding development (4,3.5.5). Highar density uses are slesred
fo Corrldors within Nelghbourhoods (4.3.5,3), which woukd Include the subjact propery.

—r—

—_— ————— bt — P ———— b ——— =

Sinca 201 Miflway Avenue, Linit 18, Vaughan, Crtarly, 14K 6K8
967 Tel:(403)798-H080  1-800963.3550  Fat (005)738-8837 wnwwestonoonsutling.com
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We nola also that the draft Officlal Plan encourages the diversifleation of havsing stock to
cater to the needs of senlors throughout the Clly, particularly as expressed In thia proposed

polley: :

“Much of Mlssfssauga's housing was bullt in the lest three o four decades and
goared {o the needs of familles with ohildran. As thess nelghbawfivods meture, Hhe
dwelling unils and Nelghbourhioods that thay obcupy may no fongsr mest thelr needls.
Oppartunfties for aging-r-plece or alternative folising within the commiunty wil assist
houssholds as they move lhrough the Mecycle, This may include introducing
altemative forms of housing within Nelghbourhoods stch as supportive houslng for
senfora snd secondary sulfes” (8.2),

The foregoing clsarly encourages the conskieration of speclal forms of housing for seniors In
older nelghbourhoods such as Mlsslssauga Valleys. The proposed rellrament home ves on
the subject property Is i keeping with the Cify’s thinking as expressed above,

The City's proposed land use designaflons for the subject property are Madium Densty
Residentlel and Motor Viehicle Commercial, reflaciing the existing and historio uses of the-

pioperty (see attached extract fronl draft Schedule 10a). ‘The Mator Vehicla Commercial

designalion s, however, now obsolsts sinca the gas bar has besn remove from the property
and there are no plans to replace the former gas bar with another automative use.

In-our oplnion, the new Official Plan, as a forward-iooking document, should provide direetion
and encouragement for the replacement of aufomotive uses at this prominent comer by
exiending the proposed Medlum Densly Rasldential designation to caver the enlre property,
This will facilltate the redevelopment of the lands for & uss that ls more In keaping with the
Cly's obletdives for Nelghbourhoods. The need for any appropriate sie-specific provisions
will ba Identifled! with the pending devalopment application.

The proposed Medium Densily Resldenfial designation In Misslssauga Vallsys permifs
townhouses, “all forms of horizonlal multple dweliings” (11.2.6.6), “fow-ise sperimenit
dwellings” (16.19.22) and “specfal eeds housing ... In a bullt form conslstent with the
dwolling forms permfited by tha restdentlal designation® (11.2.5.8){emphas!s added),

The term “speclal nesds® Is not Included In the Glssary in the draft Officlel Pian, but the
Provindlal Polloy Statement defines the term fo refer to houslng for the dizabled and the
"glderly. Thus, for clarity,'we would suggest that tha new Officlal Flan mclude a definltfon of
speclal nesds housfng conforming with that in the Provinelal Polloy Statement,

We would appreciats the Cly's consideration of the faregolng comments, and would be
pleased fo discuss them further with you, :
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Pega 3 : . . Apd 20,2010

Kindly ensurs that we are included on the riotification llst for any future reports andior publi
meetings.conceming the Ciy's draft Offfclal Plan and that we recelva notlea of any decision
mede by Clly Councll regarding this matter, ) .

Yours fruly, .
Waeston Consuliing Group inc.
Per:

Alan Young, BES MSe MGIF RPP
Senlor Assoclale :

c0.  Mayor Hazel MeCallion
' Councllior Frank Dals
Angela Dietrich, Managsr of City-Wide Flanning
James Durbane, Darabarf Holdings
Mark Flowers, Davias Hewa Partnars
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! WESTON CONSULTING GRQUP INC.
_ 4 'Land Use Planning Through Experlence and lanovation'

November 4, 2010
File No. 4848
* Reglonal Municlpality of Peel _
Offtes of ths Reglonal Clerk .
5" Floor, Suite A : ,
10 Pael Cenlre Driva ‘ 4
Brampton ON L6T 4B9 o .
Dear Sir or Madam: E

Re: - Requestfor Notice of Daclsion .
‘ Glty of Mississauga Official Plan, adopted by By-law 0305-2010
Daraban Holdings Lid, (“Daraban") — 3640-70 Cawthra Road
Southwest corner of Cawthra and Burnhamthorpe Roads, Misslssauga

Please find sitached our letter dated Aprk 20, 2010, In which we made submissions on the draft
Misslssauga Officlal Plan (March 2010} on behalf of Daraban, in relatlon to Iis property at the above
locatlon. Since the date of that letter, Daraban has filed offlclal plan and zonlng amendment

app!lmtbﬁsrlmnﬁirﬁréﬁmmemmmvmiis progeriy.

Wa continue to be concemed that the new Officlal Plan cares forward the previous land use
deslgnatlons of the sublect property, including in particular the Motor Vehicle Commerclal designation

which 18 now cbsolate,

We would also ask that consideration be glven to modifying Flaure 5-5 lo Incorporale an aslerisk and
foolnote lo clarify that the four-storey maximum fn Nelghbourhoods is capable of belng increaséd
In accordance with pollcy 9.2.2.1 which slates that *Halghts In excass of four sforeys will be
required lo demonsirate that an appropriate lrensition In helght and bullt form thal respects the

surrounding conlext will be achle ved".

We would request notlce of the Reglon’s declslon with respect to the Mississauga Offlclal Plan.

Yours truly, '
Waston Conguiting Group Inc.
Per:

"Alan Young, BES MSc-¥iCIP, RPP -
Senlor Assoclate

e, James Durbano, Daraban Holdings Ltd.
Mark Flowers, Davies Hows Parinsrs
Marianne Cassln, Cliy of Mississauga
Angela Dletiich, Clty of Misslssauga
Jonathan Famme, Clly of Misslssauga

Since
1881
Vaughan Office; 201 Millway Avenua. Unkt 18, " Oskville Office: 1660 Noth Service Road East, Sulle 114,
Vaughan, Ontarlo, LAK K& - Oakwvile, Ordailo, L6H 7Q3
Tel, 805-738-5080 Tel, 905-044-0749

4-800-363-3558 Fax. 805-738-6837 veapwwestonconsulfing.com
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Howe
Partners -
LLp

‘Lawyers

The Fifth Fleor
" 99 Spadina Aye
Taronto,Ontarlo
M5V 3P8

T 416,977.7088
F 4146.977.8931
“davieshowe.com

- Ms. Carol Reld, Reglonial Clerk

- Re:—NuttCe*of-Appe'alftﬁhwentaﬁo-Munﬁ:ipal-Board

A-12 Page 1

Please refer to: Mark Flowers .
e-mall: markf@davleshowe.com

October 24, 2011 .
RECEIVED

0CT 2 § 201

By Courler
. 08, 69 1P
s
Office of the'Regional Clerk
Reglonal Municipality of Peel
10 Peel Centre Drive, Sulle A, 5" Floo
Brampton, Onlario - T
L6T 4B9 '

Dear Ms. Reld:

City of Mississauga Official Plani
Gemini Urban Design (Cliff) Corp.
2021-2041 Cliff Road, City of I‘_/Iississauga

We are counsel to Geminl Urban Deslgn (Cliﬁ) Corp. ("Germini"), the owner of
lands municipally known as 2021-2041 Cliff Road in the City of Mississauga (the

. "Property").

" 0CT 25 200

REGION OF fEEL
GLERICS OEPT,

| E@@E@j

The Properly Is located at the northeast comer of the intersectlon-of Cliff Road and

North Service Road, between Hurontario Street and Cawthta Road. The Properly

Is presently occupled by low-scale commercial uses wlth extensive surface parking,
* which represents a significant underutilization of the Property. '

On September 26, 2006, Geminl submitied applications to the Clty for approval of
an Officlal Plan Amendment and Zoning By-law Amendment to permit a phased,_
mixed-use - redevelopment of the Properly (Flle: No, OZ 06/019 W7) (the
. "Redevelopment Applications"}, The Redevelopment Applications have since been
the subject of public meetings and the development proposal has been tevlsed on - '
! %umber of occasions In response 1o comments recelved from the City and other

‘*&tg teholders.

Gemini actively participated in the planning process that preceded Cily Councll's
adoptlon of the new City of Mississauga Offlclal Plan on September 29, 2010, In
particular, on Gemini's behalf, we filed a wrltten submlssion with the City dated
May 3, 2010, in which we Identifled a number of concems with the proposed -
Offictal Plan. A copy of that subinlssion Is attached,




'Davleq
Howe
Partners

- LLP

A-12 Page 2

Page 2

'We undesstand that on September 22, 2011, Councll of the Reglonal Municipality

of Peel granted partial approval to the new Officlal Plan for the City of Misslssauga:.

Pursuant fo subsection 17(36} of the Planning Act, Geminl Urban Design (Cliff)
Corp. hereby appeals to the Ontatlo Municipal Board the new Clly of Mississauga
Official Plan, In its entirely, as it relates to the lands munlclpally lmown as 2021-
2041 Clift Road in the City of Mississauga. .

~ The reasons for this appeal include the followlng:

1. The new Clly of Misslssauga Officlal Plan, as partially approved, has falled -

to properly address the concerns we Identified in our written submission
- dated May 3, 2010, and

2. - lfthe Redevelopment Appllcallons ate approved, such approval(s) should

: DAVIES HOWE PARTNERS LLP

be properly incorporated nto ifie new City of Mississauga Offictal Plan.

Enclosed with this notlce of appeal Is a completed OMB Appellant Form (A1},

" together with our firm cheque In the amount of $125.00, payable to the Minister of

Finance, representing the prescribed filing fee for this appeal.

We frust that this Is satisfactory. However, please do not hesitate to contact us if

you have questions or If you require anything further,

Yours truly,

v%af%émww

. Mark R, Flowers

Enclosures

copy: Cllent '
Jim Levac, Weston Consulting Group Inc.

rll:\700\702071\wrrespondence\.noﬂce of appeal - misslssauga officlal plan.doe
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Please vefer fo: Matle Flowers
e-mall: markf@davleshowe.com

Davies . May 3, 2010
Howe : _
Partnervs. . .
- By E-Mail io public.info@mississauga.cu

Clts} of Mississauga Plannirig and.Development Cofr_nmlttee
Lawyers Mississauga Clvle Centre, 2 Floor
. 300 City Cenire Dylve

‘e Fi(th Floor Misslssauga, Onitatlo.

99 Spadina Ave’ L5B 301 - - .
Jeronlo,Ontario ' . '

K5V, 3P8 Atientlon: City Clerk

T YTV o=, by S N Y - - -
e TR SN SV T TR b e

R

Ly

TSR,

T 410.977.708

8 Cpx
o atierna— —2eRSl : Sli/Madam;

davieshowe.com )
Re: City of Mississauga Deaft Official Plan (March 2010)

e,

T

R

i

S

5

| etk 3
W

We are counsel to Geminl Urban Deslgn (Cliff) Corp. ("Gemint"), the owner of
jands municlpally known as 2021-2041 Cliff Road In the Clly of Mississauga (the -

"Property").

The Property is approximately 7 acres and is located at the northeast-corner of the
Intersection of Chiff Road and-Nortt Service Road, bétween Hurontarlo Street and
Cawthra Road, The Propexiy [s presently occupled by low scale commexclal uses
(a refail plaza, fiiness centre and medical office bullding) with extenslve surface
patking, which tepresents a signlfleant underutilizatlon of the Property.

75 20 T,

On September 27, 2006, our client submifted appilcailons to the Cly for appraval
of an Officlal Plan Amendment and Zoning By-law Amendment to pebntt a
phased, mixed-use redevelopment of the Property. (File No. 0Z 06/019 W7). The
applications have since been the subject of publlc meefings and the developroent
concept has been reulsed, most vecently in February 2010, In response to
comments recelved from the City and other stakeholders. :

* We have had an-opporturlly io condunt- an Initial review of the Cly's draft new
Ofilclal Plan (March 2010}, which we understand will be consldered by the Cily's
Plannifig and Development Committee at lts meeting later foday.

We are wr'lting i advise that our cllent has a number of concerns with- the draft
Official Plan. Accordingly, on behalf of Gemini, we offer the following commenis
for fhe Committee's considexation. )
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D avies - Intensificallon Pollcles

Howe

Partners Flist, we note that by letter dated January 6, 2010, Gemin| filed a riotice of apgeal

agalnst the Reglon of Peel's approval (in part) of Amendment No, 95 fo the current

City of Mississauga Officlat Plan (OFA 95), As’'of the date of this submisslon,-the
appeal of OPA 95 reinalns outstanding, Many of the concemns Gemini expressed

with respect to OPA 95 pertainlng to ptoposed infenslfication policies simiarly

apply fo the Cily's draft new Offlclal Plan, Accordingly, consideratiors should be

"glven to the earller submisslons we made on behalf of Geminl in respect of OPA

95 (May 4, 2009 and May 28, 2009)

For Instance, whereas the Growth Plan for the- Greater Golden Horseshoe
encourages Intensification generally throughout builtup urban aveas, ‘the draft
Officlal Plan (ke OPA 95) falls to adequately recognize the potentlal for
Intensificatlon-on-sltes-other-than-those-within-the-Cliy's-identifled mtenslf-leatlon————-——-—

areas, 1ncludlng intensificailon and redavelopment of gt‘eyﬂelql sifes.

In this regard, we note that the Clty's recent tepoit, Susiainable Living: A Growth
Management Sirategy for Misslssauga (October 2008), expllcitly acknowledges
greyflelds as a focus for Intensification of the exlsting built-up area, and repeatedly
recognlzes the Intensification potentlal of underutllized commerclal lands for mixed-
use redevelopment, Notwithstanding this earller recognltion; thers does not
appeat to be any mentlon of greyflelds in the dvaft Officlal Plan,

Further, the failure to adequately recagnlze the polentlal for Intensificatlon outslde
of certaln Identifled Intensiflcatlon areas Is exacerbated In llght of the proposed
- eliminafion of speclfic policles that exlst within the current Officlal Plan that
contemplate hlgher denslly development at cerfain locatlons, such as along "major
- collector roads" and at "entry polnts", Similarly, as It applies to the Coolsvllle
Disirlet, In which the Property Is located, the proposed "Resldentlal High Densily"
deslgnation would Imposs a helght llmit of 8 storeys, whereas. the existing
"Restdential High Denslty II* deslghatlon currently imposes no helght limit, Thus,
the effect of these proposed changes could be to discourage andfor unnecessarlly
- resfrlct otherwlie approprlate Intensiflcallon proposals,

‘ Accordlngly, Itis Gemlnl's vlew that the draft Official Plan falls to establlsh an

' ' _ oppropriate polley framework to gulde the redevelopment of sites, like the
' Properly, which possess excellent atirlbutes for hlghar denslty miked-use
Intensification, .

"Mixed Use" Daslgnation
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D a v Les The Propexly s proposed fo be designated "Mixed Use" in the draft Ofﬂctal_Pl.an,

How e which recognizes fhat the Property can accommodate a broad range of uses, and a
' . mixing of residenilal and non-residential uses on the overall site and wlthin -

Partners
. - Individual buitdings.

~ However, we note that proposed pollcy 11.2.6.b slates that "vesidentlal uses will
_ generally not be permlited on the ground floor’. Although we presume that this
policy Is intended 1o apply to bulldings In which both residentlal and commexclal

uses ate proposed, and not fo discourage stand-alone ground-oxlented dwelling
unlts within Mixed Use" areas; the ptoposed polley could benefit from clarlficatton,

Redevelopment of Ct_);mmerclaI Sites,

Proposed pollcy'4.3'.5.4 of the draft Offlclal Plan would discourage Intenslfication
cf-eemmerc_!alele&thatwoutd.resulthla_slgnlﬂcam loss of comimerclal flooy space,

Although tha loss of existing comnmetclal floor space may be one of many relevant
considetations In evaluating an “application for redevelopment of an exlsting
commerclal site, the policy should not have the elfect of pre-judging the results of
that evaluation {l.e. that such applications will necessarlly be "discouraged"). For
example, It may be that ihe reduction of commercal floor space Is the result of
reduced market potentlal. Alternatlvely, any loss of commerclal space may be out-
welghed by ihe benefits fo be achleved through the proposed redevelopment.

North Service Road ngh.bbf-Way

As depicted on Schedule 5 of the draft Offlctal Plan, North Servlce Road s
destariated as a "major collector" and, In ihe vicinlly of ihe Property (i.e. between
Hurontarlo Street and Cawtha Road), is Identified as having a right-of-way width
of 26 metres. By conttast, the right-of-way width of North Service Road In other
locatlons, and other QEW service voad sectlons, ls Identlfled as 20 mefves.

Gernint Is not aware of any justificatlon for the greater right-of-way width of North
Sexvice Road In the vichity of the Property. Further, as a result of analyses catrled
out by Ifs iransportatlon consultant, Gemini belleves that a 20 meire right-of-way
width would be sufficient o accommodate all of the required road and servicing
funclions. Accordingly, the right-of-way width of North Sexvice Road In this
sectlon should be reduced to 20" mefres, consistent with other sections of this

conidot.

. Kindly ensure that the members of the Planning.and Development Commlitee are
provided with these commenis as they consider the Clty's draft Offtclal Plan (march

2010}

ATOMT0207 Heorrespondencelsubmisston o pioposed dralt op may 3-10.doc
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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
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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

A-14 Page 2

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
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" 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




A-15 Page 1

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
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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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'ARD & BERLIS ue

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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