Amendment No. 33
to

Mississauga Official Plan






Amendment No. 33
to
Mississauga Official Plan
The following text and Maps "A", "B", "C" and "D" attached constitutes
Amendment No. 33.

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

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

Appendix Il is a copy of the Planning and Building Department report dated
June 2, 2015, pertaining to this Amendment.



PURPOSE

The purpose of this Amendment is to amend the Downtown Fairview Character
Area Special Site policies to permit three residential apartment buildings with a
floor space index (FSI) of 8.2, heights of 35, 40 and 50 storeys, commercial
uses and a day care, and to redesignate a portion of the site from Residential
High Density to Public Open Space for a city park.

LOCATION

The lands affected by this Amendment are located on the south side of EIm Drive
West, between Kariya Drive and Hurontario Street. The subject lands are located
in the Downtown Fairview Character Area, as identified in Mississauga Official
Plan.

BASIS
Mississauga Official Plan came into effect on November 14, 2012, save and
except for those policies and land use designations which have been appealed to

the Ontario Municipal Board.

The subject lands are designated Residential High Density which permits
apartments and are within an area subject to Special Site policies.

An Official Plan Amendment is required for the following reasons:
1. The proposed Public Open Space is not a permitted use;

2. The proposed floor space index (FSI) of 8.2 is in excess of the permitted
FSl of 2.2 -2.9; and

3. Commercial uses are not permitted.

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

1. The amendment to Mississauga Official Plan - Downtown Fairview Character
Area meets the overall intent, goals and objectives and policies of
Mississauga Official Plan;

2. The proposal is compatible with existing and future uses of surrounding
lands; and

3. A city park (Public Open Space) will be introduced to the Downtown Fairview
Character Area.

Details regarding this Amendment to the Downtown Fairview Character Area
Policies of Mississauga Official Plan are contained in the Planning and Building
Report dated June 2, 2015, attached to this Amendment as Appendix Il.



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

1.

Section 12.3, Downtown Fairview Character Area of Mississauga Official
Plan, is hereby amended by revising the floor space index (FSI) ranges on
Map 12.3: Downtown Fairview Character Area in accordance with the
changes to the Special Site Policies.

Downtown Fairview, Special Site Policies, Site 1, is hereby amended by
deleting Policy 12.3.2.1.2 and replacing it with the following:

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

a. three apartment buildings with maximum heights of 35, 40 and
50 storeys with a total maximum floor space index (FSI) of 8.2 will be
permitted;

b. commercial uses will be permitted; and

c. access to the site will only be permitted from Kariya Drive and Elm Drive
West.

Schedule 1, Urban System, of Mississauga Official Plan is hereby amended
by adding lands to the Green System, as shown on Map "A" of this
Amendment.

Schedule 1a, Urban System - Green System, of Mississauga Official Plan is
hereby amended by adding lands to the Green System, as shown on
Map "B" of this Amendment.

Schedule 4, Parks and Open Spaces, of Mississauga Official Plan is hereby
amended by adding Public Open Space, as shown on Map "C" of this
Amendment.

Schedule 10, Land Use Designations, of Mississauga Official Plan is hereby
amended by changing the land use designation for the city park from
Residential High Density to Public Open Space, as shown on Map "D" of this
Amendment.

IMPLEMENTATION

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

City of Mississauga, Mississauga Official Plan will be amended in accordance
with this Amendment.

The lands will be rezoned to implement this Amendment.

This Amendment has been prepared based on the Office Consolidation of

Mississauga Official Plan dated March 11, 2016.



INTERPRETATION

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

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

http:/teamsites.mississauga.ca/sites/18/mopa/mopa33.mh.jmcc.docx
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APPENDIX |

PUBLIC MEETING

All property owners within a radius of 120 m of the subject lands were invited to
attend a Public Meeting of the Planning and Development Committee held on
June 22, 2015 in connection with this proposed Amendment.

At the Public Meeting, several residents stated their concerns with the proposal,
including the height and density of the proposal, tree preservation and for a

request for a city park, and the impact of the proposed changes to the Downtown
Fairview Character Area.
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DATIL: June 2, 2015

TO: Chair and Members of Planning and Development Committee
Meeting Date: June 22, 2015

FROM: Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT: Applications to permit three residential apartment buildings
ranging in height from 35 to 50 storeys and a City Park
24-64 Elm Drive West and 3528-3536 Hurontario Street
Southwest corner of Elm Drive West and Hurontario Street
Owner: Solmar Inc,

Recommendation Report Ward 7

RECOMMENDATION:  That the Report dated June 2, 2015, from the Commissioner of
Planning and Building recommending the applications under File
07 13/022 W7, Solmar Inc., 24-64 Elm Drive West and 3528-
3536 Hurontario Street, be adopted in accordance with the

following:

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

2. That the application to amend Mississauga Official Plan from
Residential High Density — Special Site 1 to Residential High
Density — Special Site to permit a maximum of 1,300
residential apartment units and a maximum FSI of 7.8
including retail commercial and office uses; and from
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0713/022 W7
Planning and Development Committee -2 - June 2, 2015

Residential High Density — Special Site 1 (o Public Open Space
to only permit a City park, be approved.

3. That the application to change the Zoning from D-1
(Development — Exception) to RAS-Exception (Apartment
Dwellings-Exception) and H-RAS-Exception (Apartment
Dwellings-Exception) in a three phase development comprising
3 residential apartment buildings with heights of 35, 40 and 50
storeys; a minimum 510 m” day care (5,500 sq. ft.); a
minimum 650 m* (7,000 sq. ft.) of office and/or retail uses; a
maximum of 1,300 residential apartment units; a maximum FSI
of 7.8, and to change the Zoning from D-1 (Development-
Exception) to (Open Space — City Park) to permit a 0.27
hectare (0.68 acre) City Park in Phase 1; and to place an “H”
Holding Symbol on Phase 3 lands, be approved, in accordance
with the zoning standards included in the Planning Comments
Section of this report, subject to the following condition:

a) That the applicant agree to satisfy all requirements of the
City and any other official agency concerned with the
development.

4, In the event the applications for the Phase 1 and Phase 2 lands
are approved by Council that result in an increase in height and
density beyond what is existing on the site, that staff be
directed to hold discussions with the applicant to secure
community benefits for both phases, in accordance with
Section 37 of the Planning Act and the Corporate Policy and
Procedure on Bonus Zoning, and to return to Council with a
Section 37 report outlining the recommended community
benefits upon conclusion of the discussions.

5. That the "H" Holding Symbol is to be removed from the Phase
3 H-RAS5-Exception (Apartment Dwellings-Exception) lands,
by further amendment, upon confirmation that Section 37
contributions have been finalized and upon confirmation from
the applicant that they have made satisfactory arrangements in
the coordination of development with the abutting landowners
at 3518 Hurontario Street and 3514 Hurontario Street as
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outlined in the Report dated June 2, 2015, from the
Commissioner of Planning and Building.

6. That the decision of Council for approval of the official plan
amendment and rezoning applications be considered null and
void and new development applications be required unless an
official plan amendment and zoning by-law is passed within 18

months of the Council decision.

REPORT
HIGHLIGHTS:

e Since the Public Meeting, revisions have been made to the
application including the reduction in the number of apartment
buildings from 4 to 3; proposed dedication of a City Park; and
the inclusion of ground floor retail with offices above at the
intersection of Hurontario Street and Elm Drive;

o Staff are satisfied with the revisions and additional information
provided and recommend approval of the development; and

o An "H" Holding Symbol will be placed on the lands at the
southwest corner of Elm Drive West and Hurontario Street in
order to address the coordination of development with the
abutting landowners at 3518 Hurontario Street and 3514
Hurontario Street.

BACKGROUND:

A public meeting was held by the Planning and Development
Committee on June 2, 2014, at which time a Planning and Building
Department Information Report (Appendix R-1) was presented and

received for information.

At the Public Meeting, the Planning and Development Committee
passed Recommendation PDC-0041-2014 which was subsequently
adopted by Council and is attached as Appendix R-2.

The applicant has been working on the issues raised through the
technical review and those raised at the public meeting last spring.
On May 15, 2015, the applicant submitted a final revised
development plan and supporting materials to the City for review.
Changes include the following:

0 The proposed number of apartment buildings has been
reduced from 4 to 3 buildings;
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COMMENTS:

o Two residential apartment buildings of 35 and 40 storeys
(Phases 1 and 2) containing a maximum of 762 dwelling
units and a daycare are proposed along the Elm Drive
frontage;

o At the intersection of Hurontario Street and Elm Drive
West, a 50 storey residential apartment building is
proposed containing a maximum of 523 dwellings,
including retail uses at grade and offices above gl'ade
(Phase 3);

o A 0.274 hectare (0.68 acre) parcel of land located at the
southeast corner of Kariya Drive and Elm Drive will be
dedicated to the City and combined with a remnant parcel
of city-owned land for a park;

° The number of residential units has been reduced from
1,367 to 1,284 units;

o The Floor Space Index has been reduced from 9.4 to 7.8;
and

° An internal laneway that provides for efficient permeability
and connectivity from the site to Elm Drive West and
Hurontario Street.

The site plan (Appendix R-3) and elevation plan (Appendix R-4)
are attached.

On May 6, 2015, the Councillor held an additional community
meeting. Issues regarding traffic and the proposed City park were
discussed.

See Appendix R-1 — Information Report prepared by the Planning
and Building Department.

COMMUNITY ISSUES

Issues raised by residents through written correspondence and at
both the May 26, 2014 and May 6, 2015 community meetings held
by Ward 7 Councillor, Nando lannicca, and the June 2, 2014
public meeting held by the Planning and Development Committee
are as follows:
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Comment

Comments were raised regarding impacts on traffic along Elm
Drive, Kariya Drive and the movement of vehicles into and out of
the site, including the implications of queueing both internally and
on Elm Drive.

Response

Comments from the Transportation and Works Department
regarding traffic volume and queueing of vehicles are included in
the Updated Agency and City Department Comments section of
this Report.

Comment

Comments were raised regarding the removal of many on-site trees
to accommodate the proposed development.

Response

The findings of the Arborist Study indicate a total of 161 trees will
need to be removed to accommodate the proposed development.
Other trees may be saved provided appropriate tree protection
measures are maintained during construction. Additional trees will
be added to the site as part of the site plan approval process (See
Appendix R-6).

Comment

Concerns were raised over the provision of an adequate number of
parking spaces. The applicant is requesting 0.7 spaces per unit for
residents and 0.15 spaces per unit for visitors.

Response

The applicant has submitted a Transportation Impact Assessment
for the proposed number of on-site parking spaces, which includes
reducing residential and visitor parking standards in order to reflect
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the presence of the Hurontario-Main Light Rail Transit project.
Although staff are generally supportive of the proposed parking for
the non-residential and daycare uses being shared with the
proposed on-site visitor parking, further parking analysis is
required by the applicant for the residential portion prior to the
passing of the Zoning By-law. This analysis is to include site
statistics (e.g. unit breakdown) and rates used by other
municipalities along higher order transit corridors to confirm the
extent to which the residential parking rate can be reduced within
the context of the Hurontario-Main Light Rail Transit project.

Comment

Concerns were raised over the height and number of residential
apartment buildings proposed.

Response

City staff support the height and density of the proposal. Staff’s
response is contained within the Planning Comments section of

this report.

UPDATED AGENCY AND CITY DEPARTMENT
COMMENTS

Updated comments from City Departments and Agencies are
contained in Appendix R-5.

PLANNING COMMENTS

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

The Provincial Policy Statement (PPS) contains the Province's
policies concerning land use planning for Ontario and all planning
decisions are required to be consistent with these policies. There
are numerous policies that encourage intensification of land within
urban areas, promote efficient use of infrastructure and public
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facilities, encouraging mixed use developments and the support of
public transit.

The subject property is located within the Downtown, an area of
the City where intensification is encouraged and the efficient use
of infrastructure and public transit is promoted. The subject
property is currently designated High Density Residential in the
Mississauga Official Plan and the site is located along Hurontario
Street, a major transit corridor. The application conforms to the
PPS policies.

The Provincial Growth Plan for the Greater Golden Horseshoe
(Growth Plan) directs municipalities to "identify the appropriate
type and scale of development in intensification areas" and states
that intensification areas will be planned and designed to "achieve
an appropriate transition of built form to adjacent areas". The PPS
and Growth Plan indicate that development must be governed by
appropriate standards including density and scale. These policies
are implemented through Mississauga's Official Plan.

Downtown Mississauga is identified as an Urban Growth Centre
(UGC) by the Province. The UGC is an area planned to
accommodate and support major transit infrastructure and
population growth. This area is to contain the highest densities and
tallest buildings in the City. The application conforms to the
Growth Plan.

Official Plan

The proposal requires an amendment to the Mississauga Official
Plan policies for the Downtown Fairview Character Area. The
following amendments to the Mississauga Official Plan are
required:

. To redesignate the lands from Residential High Density —
Special Site 1 to Residential High Density — Special
Site to permit:

0 Heights of 35-50 storeys;
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0 FSITof 7.8; and
0 Retail commercial and office uses.

o To redesignate the lands from Residential High Density —
Special Site 1 to Open Space to permit a 0.27 hectare
(0.68 acre) City Park;

Although use of the lands for high density residential purposes has
already been established in the Official Plan, this project proposes
the transfer of some of the density to the Hurontario Street
frontage, and the introduction of parkland on the western portion
of the site. This provides for a stronger design based on a transit
supportive presence on Hurontario Street and an appropriate
transition (o existing lower density development lands to the west.

As outlined in the Information Report, Section 19.5.1 of
Mississauga Official Plan provides criteria for evaluating site
specific official plan amendments. Each criterion is summarized
below along with a discussion of how the proposed applications
address the intent of the criterion.

Will the proposal adversely impact or destabilize the goals and
objectives of the Official Plan?

The proposal meets the goals and objectives of the land use
policies of the Official Plan. The current Official Plan policies
designate the lands for high density residential uses. Staff are in
receipt of an acceptable revised site plan as per the Official Plan
requirements. Approval will not adversely impact the
development and functioning of these lands.

Are the lands suitable for the proposed uses, and are the land
uses compatible with the surrounding lands?

The proposed development is consistent with the land use
designation and policies of the Official Plan. Consideration was
given for the overall massing and scale of the proposed built form,
to integrate and relate appropriately with surrounding development
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including a transition in heights from the Downtown Core and the
compatible use of Hurontario Street for transit usage.

Is there adequate infrastructure and communily services to

support the development?

The submission of technical studies in support of the applications
have confirmed that the development will have limited impacts
from an environmental, noise, shadow and servicing perspective.
Matters regarding the impact of traffic are reported in the
Transportation and Works Department section of Appendix R-5. In
addition, the applicant is providing land for a City park.

Urban Design Policies

The following are specific design elements that demonstrate how
the development is in keeping with the urban design policies of the
Official Plan.

e An appropriate distribution of heights to allow the tallest
buildings to front Hurontario Street, with a stepping down
of heights and building scale toward existing residential
development;

e An internal private laneway that provides for efficient
permeability and connectivity from the site to Elm Drive
West and Hurontario Street;

e Inclusion of ground floor retail in appropriate locations to
animate the street and support transit and pedestrian
activity;

o For the high density apartment portion, limited surface
parking and access to underground parking and service
areas, which will occur mainly from a private service lane;
and

e The introduction of a City park on the west side of the
proposal abutting Kariya Drive helps to separate the fowers
from the lower built form to the west.
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Height/Shadow and Traffic/Parking

Height

The site is located just south of the Downtown Core Character
Area, the boundary of which is the north side of Elm Drive West.
Policy 12.1.2.2 of the Mississauga Official Plan establishes a
maximum height of 25 storeys for buildings that are designated
"Residential High Density" in the Downtown but outside of the
Downtown Core Character Area. The lands are surrounded on
three sides by high density residential apartment buildings.

Lands within the Downtown Core Character Area or immediately
adjacent to the Downtown area are to provide a transition between
the height and density of higher density development and the
neighbouring lower density development. Immediately to the
south, the buildings range from 31 to 33 storeys, to the north, from
23 to 32 storeys and to the east 19 storeys. The proposed heights of
35 and 40 storeys are higher than the existing buildings but provide
a transition from higher buildings in the Downtown Core which are
generally in excess of 30 storeys. The 35 storey residential
apartment building is proposed on the western section of the site,
the portion of the site that is located nearest to lower density
residential uses (west of the subject property). The proposed City
park located at the west end of the subject lands also provides a
buffer between the proposed high density residential development
and the low density residential uses.

The 50 storey building is proposed along Hurontario Street which
is identified as an Intensification Corridor in Mississauga Official
Plan. The proposed 50 storey building establishes the southern
edge of the Downtown transitioning up to the corner of
Burnhamthorpe Road and Hurontario Street where the highest
heights in the City exist at 56 and 50 storeys respectfully.

Shadow

A shadow study was undertaken by Sorensen Gravely Lowes
Planning Associates dated March 9, 2015. The proposed 35, 40
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and 50 storey apartment buildings will add an incremental shadow
over above existing shadows caused by existing buildings south of
the subject property. The additional incremental shadows will

cause limited impact on outdoor private and public amenity spaces

in the area.

Traffic

A Transportation Impact Assessment Study was prepared to assess
the traffic impact for both existing traffic and predicted future
traffic volumes. The Transportation and Works Department
reviewed this study and is satisfied with the findings with some
increase in vehicle delay anticipated. The Transportation and
Works Department has requested minor revisions to the study to
clarify the proposed road improvements and/or modifications to
the roadway cross-sections to accommodate this development.
Prior to zoning by-law approval, a revised Traffic Impact Study is
required to address the requested minor revisions.

Parking

The Transportation Impact Assessment Study also supported a
reduced blended parking standard of 0.87 spaces/unit for all
bedroom units. Staff have reviewed the study and undertaken
further analysis of parking standards in other municipalities and
determined that the requested standard is too low. Staff are
recommending that parking be provided at the rates indicated in
the Zoning Section of this report and unbundled from residential
units for this development. The parking is being unbundled as
there are fewer total parking spaces provided than total units.
Through unbundling, the purchasers of residential units will have
the option to purchase a parking space(s) but will not be obligated
to do so.

The parking standard can be reviewed as the buildings are
constructed and occupied. If through further study it determined
parking is underutilized, the applicant can apply to have it reduced.
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Transit Supportive Development

The proposed mixed use development will support the Hurontario
Main Light Rapid Transit project which is planned to start
construction in 2018. The proposed internal road and walkways
system including the laneway, promotes improved access (o transil
services. The nearest LRT station stop is proposed to be located
approximately 100 metres (330 ft.) south of the subject lands at
Central Parkway and Hurontario Street.

Zoning
The zoning categories proposed for the lands are:

o RAS-Exception for Phases 1 and 2;
o OS2 for Phase 1; and
o H-RAS5-Exception for Phase 3.

The zone categories are appropriate to accommodate the proposed
development. The RA5-Exception zoning will include provisions
for the following:

o Retail and commercial uses in addition to high residential
apartment buildings;

o Heights of 35 to 50 storeys;

e AnFSlof7.8;

o A maximum of 1,300 units;

e Minimum setbacks, streetwalls and build-to-lines to
provide for an appropriate relationship of the building to
the street line, while prohibiting parking on the laneways;

o Usable front doors on Elm Drive West and
Hurontario Street;

e Minimum landscape requirements;

e Parking requirements as follows:

0.8 spaces/unit for bachelor;

0.9 spaces/unit for one-bedroom;

1.0 spaces/unit for two-bedroom;

1.3 spaces/unit for three-bedroom; and

0.15 spaces/unit for visitors.

cC O 0 o ©
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Holding Symbol provisions.

The "H" Holding Symbol is to be lifted subject to the following

conditions:

Satisfactory arrangements have been made between the
applicant, the City and the abutting land owners of 3514
and 3518 Hurontario Street in order to develop a concept
plan for all their lands; and

Section 37 contributions from the Phase 3 lands.

Phasing

The applicant has advised that development will be phased over
time, commencing first with the residential apartment building
closest to Kariya Drive (See Appendix R-3). The Development
Agreement and Site Plan Agreement will contain the necessary
provisions regarding phasing including timing, servicing and

interim conditions.

Development Agreement

A Development Agreement will be required. Matters that may be
incorporated into this agreement include the following:

Phasing and the provisions for a condominium
development;

Review and certification of plans from a noise perspective;
Submission of a satisfactory composite utility plan;
Submission of satisfactory micro climate and sun shadow
studies, specific to each proposed building;

Submission of plans that reflect satisfactory streetscape
master plans, principal sireet entrances, location of exhaust
vents, and landscape areas;

Environmental features, in keeping with the City's Green
Development initiatives;

The location and payment for public art, in accordance with
City requirements;

Submission of a detailed cost estimate outlining all required
works within the Park including grading, storm water
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retention-culvert or chamber, hydro service, water service
and cash contribution for street trees along Kariya Drive
frontage;

e Provisions that speak to the final disposition of the remnant
lands located along Kariya Drive to be purchased by
Solmar from the City; and

e Transfer of land for the proposed park and road widenings
along Hurontario Street and Elm Drive West.

Site Plan

Prior to development occurring on the lands, the applicant will be
required to obtain site plan approval. A Site Plan Application
(SP 13/219 W7) has been submitted for Phase 1 of the subject
property (See Appendix R-3).

To address certain matters, Site Plan Agreements will be required.
Items that will be considered through Site Plan Approval include

the following:

o Building design, massing and materials, in particular the
relationship of any structure to Hurontario Street and Elm
Drive West;

o Appropriate landscaping and associated environmental
features and green standards;

o Design and location of parking and loading areas, vehicular
access points, and pedestrian connections;

o Building orientation and entrance location, for purposes of
ensuring compliance with emergency services
requirements;

o Implementation of the recommendations of the Wind and
Shadow Studies.

Parkland Dedication

The Community Services Department will accept the proposed
City Park having a combined area of approximately 0.274 ha
(0.68 ac.). Recognizing the higher land value within the
Downtown Growth area, an alternate method is recommended to
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FINANCIAL IMPACT:

CONCLUSION:

calculate parkland dedication credit for this development. The
alternate method involves using the land value of the dedicated
park blocks and applying the fixed cash-in-lieu rate to that value.
Upon receipt from the applicant and review of a satisfactory
appraisal report by the Realty Services Section, parkland credits
will be calculated based on land value and the cash-in-lieu rates for
medium and high density units applicable at the time. The park is
to be transferred to the City prior to the issuance of the first
Building Permit.

Bonus Zoning

Council adopted Corporate Policy and Procedure 07-03-01 —

Bonus Zoning on September 26, 2012. In accordance with Section

37 of the Planning Act and policies contained in the Official Plan,
this policy enables the City to secure community benefits when
increases in permitted height and/or density are deemed to be good
planning by Council through the approval of a development
application.

Should these applications be approved by Council, staff will report
back to Council with a Section 37 report outlining the
recommended community benefits as a condition of approval.

""H" Holding Provision

The application proposes that the Zoning By-law incorporate an
"H" Holding provision on a portion of the lands, which can be
lifted upon clearance of conditions. See the Zoning section of this
report for the condition to release the "H" Holding Symbol.

Development charges will be payable as required by the
Development Charges By-law of the City. Also, the financial

requirements of any other official agency review must be met.

The proposed Official Plan Amendment and Rezoning are
acceptable from a planning standpoint and should be approved for
the following reasons:
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I. The proposal to permit three residential apartment buildings of
35, 40 and 50 storeys is compatible with the surrounding land
uses, for the reasons outlined in this report.

2. The revised proposal addresses Provincial legislation and the
policies of both the Region of Peel and City of Mississauga
Official Plans. The applicant has also addressed the technical
issues, including traffic and land use compatibility through
adjustments to the plan.

3. An "H" Holding Symbol will be applied to Phase 3 lands until
the applicant has made satisfactory arrangements with the City
and the abutting land owners of 3514 Hurontario Street and
3518 Hurontario Street for future development.

4. Should these applications be approved by Council, staff will
report back to Planning and Development Committee on the
provision of Section 37 community benefits.

Prior to enactment of the Zoning By-law, the applicant will be

required to address the following:

a) Provide updated Site Plan, Grading Plan, Servicing Plan,
Utility Plans and Functional Servicing Report with additional
technical details;

b) Enter into a Servicing Agreement for sanitary sewer works,
road improvements, required cash payments, streetscape and
boulevard works;

¢ - c) Convey gratuitously any lands and/or easements as required by
the City (i.e. Elm Drive, Hurontario Street widening, sight
triangle, public access easement);

d) Enter into a Development Agreement to implement conditions
of rezoning; and

e) Submit a Record of Site Condition.
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ATTACHMENTS: Appendix R-1:  Information Report
Appendix R-2: Recommendation PDC-0041-2014

Appendix R-3:  Site Plan

Appendix R-4: Elevation Plan

Appendix R-5: Updated Agency Comments
Appendix R-6: Landscape Plan

A A

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Michael Hynes, Development Planner
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DATE: May 13, 2014

TO: Chair and Members of Planning and Development Committee
Meeting Date: June 2, 2014

FROM: Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT: Information Report

Official Plan Amendment and Rezoning Applications
To permit four residential apartment buildings

ranging in height from 35 to 50 storeys
24-64 Elm Drive West and 3528-3536 Hurontario Street
Southwest corner of Elm Drive West and Hurontario Street

Owaner: Solmar Inc,
Applicant: Sorensen Gravely Lowes Planning Associates Inc.

~ Bill 51

Public Meeting Ward 7

RECOMMENDATION:  That the Report dated May 13, 2014, from the Commissioner of
Planning and Building regarding the application to amend the
Mississauga Official Plan policies for the Downtown Fairview
Character Area from "Residential High Density — Special Site 1" to
"Residential High Density — Special Site" and to change the Zoning
from "D-1" (Development — Exception) to "RAS-Exception”
(Apartment Dwellings-Exception), to permit the development of
four residential apartment buildings with heights of 35, 40, 45 and
50 storeys, a day care, and retail uses under File OZ 13/022 W7,
Solmar Inc., 24-64 Elm Drive West and 3528-3536 Hurontario
Street, be received for information.
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REPORT
HIGHLIGHTS:

The site consists of 10 separate parcels of land containing

“detached dwellings on the southwest corner of Elm Drive West

and Hurontario Street;

The existing detached dwellings will be demolished to permit

4 residential apartment buildings;

Comments from the May 26, 2014 community meeting and the
scheduled June 2, 2014 Planning and Development Committee
meeting will be considered in the evaluation of the applications
and will be addressed as part of the Supplementary Report; and
Prior to the Supplementary Report, the following ‘matters need

to be addressed including: intensification objeCtives; height;
defisity; built form and massing; traffic; parkland dedication;
shadow impact on adjacent land uses; and construction
management plans. '

BACKGROUND:

The above-noted applications have been circulated for technical
comments and a community meeting will be held on
May 26, 2014.

The purpose of this report is to provide preliminary information on
the applications and to seek comments from the community.

The subject property is located on the south side of Elm Drive West

. between Kariya Drive and Hufontario Street and contains 10

detached dwelling lots (24, 28, 34, 38, 44, 50, 58 and 64 Elm Drive
West, and 3528 and 3536 Hurontario Street). The propoéal is to
demolish the detached dwellings and construct four residential
apartment buildings ranging in height from 35 to 50 storeys. A total
of 1,367 residential units are proposed on this 1.4 hectare

(3.45 acre) site. All the detached dwellings are vacant except for
28 Elm Drive West, which is currently being used as a day care.
The day care is proposed to be relocated into Building A

(see Appendix 1-6).
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COMMENTS: Details of the proposal are as follows:

Development Proposal

Application(s)

Received: December 19, 2013

submitted: January 17, 2014 (deemed complete)

Height: 35, 40, 45 and 50 storeys

Lot Coverage: | 31.4%

Floor Space 9.43

Index (FSI):

Landscaped
53.29

Area: e

Proposed Gross 2

Floor Area: 135 396.8 m” (1,457,447 sq. ft.)

Proposed 1,367 total units (proposed)

Number of 555 — one bedroom

Units: 812 — two bedroom

Anticipated 3,964*

Population: *Average household sizes for all units
(by type) for the year 2011 (city average)
based on the 2013 Growth Forecasts for
the City of Mississauga.

Farkig 2,132

Required:

Parking

085

Provided: L

Supporting Context Map, Context Plan, Survey

Documents: Master Landscape Plan
Existing Utilities Plan

Hydro Master Plan

Building Elevations and Floor Plans
Planning Assessment Report
Shadow Study

Tree Inventory & Preservation Plan
Report

Traffic Impact Study

Functional Servicing Report
Preliminary Soil Investigation
Phase | Environmental Site Assessment
Noise Feasibility Study
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Site Characteristics

Frontage: 192.55 m(631.7 ft.)

Depth: 79.11 m (259.5 ft.)

Lot Area 1.4 ha (3.5 ac) (Excluding 3514 and
3518 Hurontario Street)

Existing Use: The site is composed of 10 lots. One of
the properties is being used as a day care.
The remaining dwellings are vacant.

Additional information is provided in Appendices I-1 to I-12.
Green Development Initiatives

The applicant has identified several green development initiatives
that will be incorporated into the development, including:

on-site storm water retention; energy efficient lighting and storage;
and, collection areas for recycling and organic waste within the

building.
Neighbourhood Context

The subject property is located just south of the Downtown Core
within the Downtown Fairview Character Area. The Character
Area consists of predominantly higher density development in the
form of residential apartment buildings with commercial on the
first floor along the Hurontario Street corridor. The Downtown is
an intensification area and the intent is to achieve a gross density
of between 300 to 400 residents and jobs combined per hectare
(121 to 162 residents and jobs per acre).

Information regarding the history of the site is found in
Appendix I-1.

The surrounding land uses are described as follows:

North: Three residential apartment buildings of 31, 32, and
23 storeys and 3 townhouse blocks

East:  Residential apartment buildings ranging in height from 19
to 24 storeys
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South: Three residential apartment buildings, of 33, 32 storey and
31 storeys

West:  Adult Education Centre South School Facility, Peel
District School Board

Mississauga Official Plan Designation and Policies for the
Downtown Fairview Character Area

The subject property is located within the "Downtown
Mississauga Urban Growth Centre", an intensification area in the
Provincial Growth Plan (See Appendix I-3).

The site is designated "Residential High Density" and is subject
to "Special Site 1" policies (See Appendix I-4) which state:

"Notwithstanding the provisions of the Residential High Density
designation and applicable policies, the following additional

policies will apply:

a. A concept plan for all or part of this site will be
required and will address, among other matters, the
following:

o Compatibility of building form and scale
with existing and proposed surrounding land uses;

o Convenient pedestrian access through this site to
nearby transit services on Hurontario Street;

e Traffic generated will not adversely affect the
transportation system;

o Acceptable ingress and egress, off-street parking,
landscaping, and buffering; and

o " Preservation of nature trees and other significant
natural features; and

b. Mississauga will encourage the assembly of lots fronting
along Elm Drive and comprehensive redevelopment of
lands in Site 1;
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e The redevelopment of lands will minimize access points to
Hurontario Street to preserve the integrity of Hurontario
Street as an arterial roadway. Alternative access to Elm
Drive or the proposed Kariya Drive extension should be
investigated as part of the comprehensive redevelopment
of Site 1; and

d. Apartments will be permitted at a maximum floor space
index 0of 2.2 -2.9."

There are other policies in the Mississauga Official Plan that are
also applicable in the review of these applications, which are found
in Appendix I-11.

Criteria for Site Specific Official Plan Amendments

Section 19.5.1 of Mississauga Official Plan contains criteria that
requires an applicant to submit satisfactory planning reports to
demonstrate the rationale for the proposed amendment as follows:

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

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

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

Proposed Official Plan Designation and Policies
To amend the existing "Residential High Density - Special Site 1"

policies to permit residential apartment buildings with an FSI of
9.43 and heights of 35, 40, 45 and 50 storeys.
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Existing Zoning

"D-1" (Development Exception Zone), which permits detached
dwellings and accessory structures legally existing on the date of
the passing of the zoning by-law and enlargement of existing
buildings and structures in compliance with zone regulations.

Proposed Zoning By-law Amendment

"RAS-Exception" (Apartment Dwellings - Exception), to
permit, in addition to the permitted uses, the following:

o four apartment dwellings containing 1,367 units;

e  maximum height of 50 storeys;

o FSI of 9.4;

o  260.93 m*(2,808.63 sq. ft.) of retail; and

o aminimum parking rate of 0.6 spaces/dwelling unit for
residents and 0.1 spaces/dwelling unit for visitors.

A complete list of proposed zoning standards are identified in
Appendix I-10 attached to this report.

Bonus Zoning

On September 26, 2012, Council adopted Corporate Policy and
Procedure 07-03-01 — Bonus Zoning. In accordance with

Section 37 of the Planning Act and policies contained in the
Official Plan, this policy enables the City to secure community
benefits when increases in permitted height and/or density are
deemed to be good planning by Council through the approval of a
development application. Should these applications be approved
in principle by Council, City staff will report back to Planning and
Development Committee on the provision of community benefits
as a condition of approval.

COMMUNITY ISSUES

A community meeting is scheduled to be held by the Ward 7
Councillor, Nando Iannicca, on May 26, 2014. The community
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CONCLUSION:

concerns from this meeting and the comments raised during the
Planning and Development Committee will be considered in the
evaluation of the applications and will be addressed as part of the

Supplementary Report.
DEVELOPMENT ISSUES

Agency comments are summarized in Appendix 1-8 and school

accommodation information is contained in Appendix I-9. Based
on the comments received and the applicable Mississauga Official
Plan policies, the following matters must be addressed prior to the

Supplementary Report:

e appropriate height and density;

e impact and transition to the abutting land uses;

o proposed urban design including massing and public realm,

o additional retail space along Elm Drive West and along
Hurontario Street;

o traffic impaét on Elm Drive West and Hurontario Street;

o shadow and privacy concerns on the abutting properties,

e loading and servicing requirements for all apartment
dwellings;

o f{ree removal, replacement and preservation,

o opportunity for this development to incorporate additional
publicly accessible open space; '

o resolution of land ownership along Kariya Drive;

e compatibility with adjoining properties to the south; and

o number and location of parking spaces;

Development charges will be payable in keeping with the
requirements of the applicable Development Charges By-law of
the City as well as financial requirements of any other official
agency concerned with the development of the lands.

Most agency and City department comments have been received
and after the public meeting has been held and all issues are
resolved, the Planning and Building Department will be in a
position to make a recommendation regarding these applications.
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ATTACHMENTS: Appendix [-1:

e

Appendix [-2:
Appendix [-3:

Appendix 1-4:
Appendix [-5:
Appendix 1-6:
Appendix I-7:
Appendix [-8:
Appendix [-9:
Appendix I-10:
Appendix I-11:
Appendix [-12:

Site History

Aerial Photograph

Excerpt of Downtown Fairview Character Area
Map

Excerpt of Existing Land Use Map
Excerpt of Zoning Map

Concept Plan

Elevations

Agency Comments

School Accommodation

Proposed Zoning Standards
Mississauga Official Plan policies
General Context Map

il P

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Michael Hynes, Development Planner
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Appendix I-1
Solmar Inc, File: OZ 13/022 W7

Site History

° June 20,2007 - Zoning By-law 0225-2007 came into force, zoning the subject lands
"D-1" (Development — Exception) to recognize the existing single detached

dwellings;

° May 5, 2003 — The Region of Peel approved Mississauga Official Plan policies for
the Fairview District which designated the subject lands "Residential High Density 1";

o November 12, 2012 — Mississauga Official Plan came into force except for those
policies which have been appealed. As no appeals have been filed for the subject site
the policies of the new Mississauga Official Plan apply. The subject lands are
designated "Residential High Density — Special Site 1" in the Fairview Character
Area.
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