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Amendment No. 45
to

Mississauga Official Plan

The following text constitutes Amendment No. 45.

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

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
August 18, 2015, pertaining to this Amendment.



PURPOSE

The purpose of this Amendment is to amend the Central Erin Mills Major Node
Character Area policies to add permissions for townhouses and a mix of
commercial uses to the existing Residential High Density site, and to increase
the overall floor space index (FSI) to 3.2.

LOCATION

The lands affected by this Amendment are located on the southwest corner of

Eglinton Avenue West and Erin Mills Parkway. The subject lands are located in
the Central Erin Mills Major Node 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
apartment dwellings with a maximum height of 25 storeys and a maximum floor
space index (FSI) of 2.5.

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

1. The proposed redesignation meets the overall intent, goals, objectives and
policies of Mississauga Official Plan.

2. The proposed designation is appropriate for the property and will not
adversely impact or destabilize the surrounding land uses.

3. The introduction of the commercial uses will contribute to the meeting the
jobs, density target and population to employment ratio in a Major Node.

4. The increased population density is consistent with the objectives of
intensifying Major Nodes.



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

1. Section 13.2, Central Erin Mills, Major Nodes, of Mississauga Official Plan is

hereby amended by adding a site number and a floor space index (FSI)
range on Map 13.2: Central Erin Mills Major Node Character Area in
accordance with the changes to the Special Site Policies and Council
approved increase in the floor space index (FSI) for this site.

Section 13.2, Central Erin Mills Character Area Special Site Policies of
Mississauga Official Plan, is hereby amended by adding the following:

13.2.1 Special Site Policies

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

13.2.1.1 Site 1

PARKWAY
b)

EGLINTON _ AVENUE  WEST

13.2.1.1.1 The lands identified as Special Site 1 are located at the southwest
corner of Eglinton Avenue West and Erin Mills Parkway.

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

a. atotal maximum floor space index (FSI) of 3.2 will be permitted:;

b. townhouses will be permitted; and,
c. amaximum of 4 000 m? of retail commercial and office space will be

permitted.



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 July 13, 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/mopa 45.db.jmcc.docx



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 March 23, 2015 in
connection with this proposed Amendment.

A number of area residents were in attendance at the meeting and raised issues concerning
traffic and density that have been addressed in the Planning and Building Department
Report dated August 18, 2015 attached to this Amendment as Appendix Il.
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Daniels HR Corporation

Appendix I-7, Page 1

File: 07 13/005 W8

Agency Comments

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

applications.

Agency / Comment Date

Comment

Region of Peel
(January 26, 2015)

The Region will support in principle a left-in, right-in/right-out
access to Erin Mills Parkway at the southerly limits of the
subject property. The access shall be equipped with a
northbound left turn lane with 30 m (98.4 ft.) of storage and
40 m (131.2 ft.) of taper, as well as a southbound right-turn
lane with 30 m (98.4 ft.) of storage and 20 m (65.6 ft.) of
reverse taper at the existing bus bay. To facilitate these
requirements, the applicant shall also reconstruct the
southbound left turn lane at the signalized access on Buin Mills
Parkway to Credit Valley Hospital to maintain 40 m

(131.2 ft.) of taper and reduce the storage length to 30 m
(98.4 ft.). Requirements for accommodation of the existing
northbound dual left turn lanes at the intersection of Erin Mills
Parkway and Eglinton Avenue West will be dealt with at the
transportation impact assessment stage. All costs associated
with the road and access works is to be paid 100% by the
applicant,

A Development Agreement or Access Agreement registered on
title on the property will be required reflecting the
aforementioned and any future access requirements and
restrictions in order to ensure the capacity and safety of Erin
Mills Parkway can be monitored and maintained at all times by
the Region,

Dufferin-Peel Catholic
District School Board
(November 27, 2014 )

The Dufferin-Peel Catholic District School Board responded
that it is satisfied with the current provision of educational
facilities for the catchment area and, as such, the school
accommodation condition as required by the City of
Mississauga Council Resolution 152-98 pertaining to
satisfactory arrangements regarding the adequate provision and
distribution of educational facilities need not be applied for
this development application.
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Daniels HR Corporation

Appendix 1-7, Page 2

File: 07 13/005 W38

Agency / Comment Date

Comment

If approved, the Board requires that certain warning clauses
regarding transportation, signage and temporary
accommodation be included in any Development/Servicing
Agreement and Agreements of Purchase and Sale.

Peel District School Board
(December 2, 2014)

The Peel District School Board indicated that there is no
available capacity to accommodate students generated by these
applications. Accordingly, the Board has requested that in the
event that the applications are approved, the standard school
accommodation condition in accordance with City of
Mississauga Resolution 152-98, adopted by Council on May
27, 1998 be applied. Among other things, this condition
requires that a development application include the following
as a condition of approval:

"Prior to the passing of an implementing zoning by-law for
residential development, the City of Mississauga shall be
advised by the School Boards that satisfactory arrangements
regarding the adequate provision and distribution of
educational facilities have been made between the
developer/applicant and the School Boards for the subject
development."

In addition, if approved, the Board requires that certain
warning clauses regarding transportation, signage and
temporary accommodation be included in any
Development/Servicing Agreement and Agreements of
Purchase and Sale.

City Community Services
Department — Parks and
Forestry Division/Park
Planning Section
(February 12, 2015)

Prior to issuance of building permits, cash-in-lieu for park or
other public recreational purposes is required by the Planning
Act and the City's Policies and By-laws for every residential
unit constructed after the initial 849 units as per the Amending
Agreement of the Parkland Conveyance Agreement between
the City of Mississauga and the Erin Mills Development
Corporation.

The applicant shall submit a cash contribution for street riee
planting on Exin Mills Parkway and Eglinton Avenue West.
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Daniels ITR Corporation

Appendix [-7, Page 3

File: OZ7. 13/005 W38

Agency / Comment Date

Comment

City Communily Services
Department — Fire and
Emergency Services
Division

(December 1, 2014)

Fire has reviewed the applications from an emergency

response perspective and has no concerns. Emergency
response time to the site and water supply available are
acceptable.

City Transportation and
Works Department (T&W)
(Feb 13, 2015)

T&W confirmed receipt of Concept Plan, Proposed Master
Plan, Functional Servicing Report Addendum, Site Servicing
Plan, Composite Utility Plan, Acoustical Feasibility Stady and
Traffic Impact Study Addendum. Notwithstanding the
findings of these reports and drawings, the applicant has been
requested to provide additional technical details, Development
matters currently under review and consideration include:

o Traffic implications,

o Boulevard/streetscape design,

o  Stormwater servicing design,

e Phasing details, and

o Compliance with City/Ministry of the Environment and
Climate Change (MOECC) acoustic guidelines.

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

Enersource [Hydro
Mississauga Inc.
(December 9, 2014)

The existing underground high voltage cables servicing Credit
Valley Hospital are in conflict with the proposing turning lane
into the subject development. Prior to any approval of the
applications, the applicant must contact Enersource to resolve
the conflict, A guying easement will also be required,

Other City Departments and
External Agencies

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

- Development Services, Planning and Building Department
- Canada Post

- Bell Canada

- Enbridge Gas Distribution Inc.

- Greater Toronto Airport Authority

- Rogers Cable
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Daniels HR Corporation

Appendix I-7, Page 4

Tile: OZ 13/005 W8

Agency / Comment Date

Comment

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

_ Culture Division, Community Services Department
_ Realty Services, Corporate Services Department

- Conseil Scolaire de Distrique Centre-Sud
- Conseil Scolaire Viamonde
- Trillium Health Partners
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Daniels HR Corporation

Appendix I-8

File: OZ 13/005 W8

School Accommuodaftion

The Peel District School Board

The Dufferin-Peel Catholic District School
Board

o  Student Yield:

61 Kindergarten to Grade 5
27 Grade 6 to Grade 8

59 Grade 9 to Grade 12
o School Accommaodation:

Credit Valley Public School

Enrolment: 687
Capacity: 655
Portables: 4

Thomas Street Middle School

Enrolment: ‘ 785
Capacity: 755
" Portables: 3

John Fraser Secondary Scl'wol

Enrolment: 1,366
Capacity: 1,236
Portables: 3

*Note: Capacity reflects the Ministry of
Education rated capacity, not the Board rated
capacity, resulting in the requirement of
portables.

e Student Yield:

8 Junior Kindergarten to Grade 8
6 Grade 9 to Grade 12

o  School Accommodation:

St. Rose of Lima Elementary School

Enrolment; 405
Capacity: 248
Portables: 4

St. Aloysius Gonzaga Secondary School

Enrolment: 1,798
Capacity: 1,656
Portables: 0
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Appendix I-9, Page 1

Daniels HR Coi'pm'ation File: OZ 13/005 W8

Existing Official Plan Provisions

"Residential High Density' which permits the following uses: apartment buildings with a
maximum height of 25 storeys and a Floor Space Index (FSI) range of 1 — 2.5 within the Central

Brin Mills Major Node Character Area.

Proposed Official Plan Amendment Provisions

The applicant is proposing to retain the "Residential High Density" designation while adding
the following new Special Site policies for the site:

a) amaximum of 6 500 m? (69,968 sq. ft.) of non-residential GFA shall be permitted

b) townhouses shall be permitted
¢) amaximum FSI of 3.25
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Daniels HR Corporation

Appendix -9, Page 2

File: OZ 13/005 W8

Relevant Mississauga Official Plan Policies

= | Specific Policies

General Intent

2’| Section 5.3.2
Section 5.4
Section 5.5

Major Nodes will be planned as prominent centres of mixed use
activity with a variety of employment opportunities and will provide
a variety of higher density housing for people throughout the
different phases of their lifecycle and for a variety of income groups.
Major Nodes will develop as city and regional centres and be a
primary location for mixed use development. The Major Nodes will
achieve a gross density of between 200 and 300 residents and jobs
combined per hectare, Development in Major Nodes will be in a form
and density that achieves a high quality urban environment, Major
Nodes will be developed to support and encourage active
transportation as a mode of transportation.

Development on Corridors should be compact, mixed use and transit
friendly and appropriate to the context of the surrounding
Neighbourhood and Bmployment Area, Where higher densily uses
within Neighbourhoods are directed to Corridors, development will
be required to have regard for the character of the Neighbourhoods
and provide appropriate transitions in height, built form and density
to the surrounding lands.

A mix of medium and high density housing, community
infrastructure, employment, and commercial uses, including mixed
use residential/commercial buildings and offices will be encouraged.
However, not all of these uses will be permitted in all areas.
Residential and employment density should be sufficiently high to
support transit usage. Low density development will be discouraged.
Intensification Areas will be planned to maximize the use of existing
and planned infrastructure.

Section 7.2
Section 7.2.1
Section 7.2.2

Housing is to be provided in a manner that maximizes the use of
community infrastructure and engineering services, while meeting the
housing needs and preferences of Mississauga residents. A range of
housing types, tenure and price is to be provided.
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Daniels HR Corporation

Appendix I-9, Page 3

Iile: OZ 13/005 W8

- | Section 9.1.2
| Section 9,1.5
Section 9.2.1

Within Intensification Areas an urban form that promotes a diverse
mix of uses and supports transit and active transportation modes will
be required. Development on Corridors will be consistent with
existing or planned character, seek opportunities to enhance the
Corridor and provide appropriate transitions to neighbouring uses.

Mississauga will encourage a high quality, compact and urban built
form to reduce the impact of extensive parking areas, enhance
pedestrian circulation, complement adjacent uses, and distinguish the
significance of the Intensification Areas from surrounding areas,
Buildings should have active fagades characterized by features such
as lobbies, entrances and display windows. Blank building walls will
not be permitted facing principal street frontages and intersections.

Development will utilize streetscape design to provide visual
connections to open space, providing enhanced sidewalk and trail
connections near open spaces.

Section 13,1.1

Proponents of development applications within a Major Node may be
required to demonstrate how the new development contributes to the
achievement of the residents and jobs density target and the
population to employment ratio,

Section 19.5.1

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

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

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

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

¢ a planning rationale with reference to Mississauga Official Plan
policies, other relevant policies, good planning principles and the
merits of the proposed amendment in comparison with the
existing designation has been provided by the applicant,
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Daniels HR Corporation

Summary of Ixisting Zoning By-law Provisions

Appendix I-10, Page 1

Iile: OZ 13/005 Y8

"RAS5-34" (Apartment Dwellings), which permits apartment buildings with a maximum height
of 25 storeys, an FSI range of 1- 2.5, minimum number of dwelling units per hectare of 114 and
a maximum number of dwelling units per hectare of 247,

Summary of Proposed Zoning By-law Provisions

Zone Standards

‘ Required "RA5-34" Zoning

By-law Standards

Proposed "RAS- Exception” 7
Zoning By-law Standards

Use

Apartment dwelling
Long-term care dwelling
Retirement dwelling

Apartment dwelling
Townhouse dwelling
Commercial, Office, and
Medical Office uses

Maximum Floor Space Index | 2.5 3.25

Maximum gross floor area — n/a 6 500 m” (69,965 sq. ft.)
non-residential

Maximum number of dwelling | 247 395

units per hectare

Minimum number of resident
parking spaces

1 per bachelor unit

1.25 per one-bedroom unit
1.40 per two-bedroom unit
1.75 resident per three-
bedroom unit

0.20 visitor spaces per unit

1.05 per all units

Minimum number of non-
residential parking spaces.

3.2 spaces per 100 m”
(1,076 sq. ft.) office

6.5 spaces per 100 m’
(1,076 sq. ft.) medical office
5.4 spaces per 100 m®
(1,076 sq. ft.) retail

*blended rate can be used as per
Section 3.1.2.3 of Zoning By-law

4.5 spaces per 100 m*

(1,076 sq. ft.) blended rate for
all uses inclhuding visitor
parking
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Appendix 2
Daniels HR Corporation File: OZ 13/005 W8

Recommendation PDC-0019-2015

"That the Report dated March 3, 2015, from the Commissioner of Planning and Building regarding
the applications by Daniels HR Corporation to permit 22 townhouses and a 17 storey mixed use
building with 348 residential units and commercial uses on the first 3 storeys under File OZ 13/005
W8, at 2550 and 2560 Eglinton Avenue West, be received for information.”
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Daniels HR Corporation

Summary of Existing Zoning By-law Provisions

Appendix 7

File: OZ 13/005 W8

"RA5-34" (Apartment Dwellings), which permits apartment buildings with a maxirmum height of
25 storeys, an FSI range of 1-2.5, minimurn number of dwelling units per hectare of 114 and a
maximum number of dwelling units per hectare of 247.

Summary of Proposed Zoning By-law Provisions

Zone Standards

Required "RAS-34" Zoning
By-law Standards

Proposed "RAS- Exception”
Zoning By-law Standards

Use

Apartment dwelling
Long-term care dwelling
Retirement dwelling

Apartment dwelling
Townhouse dwelling
Commercial, Office, and
Medical Office uses

Maximum Floor Space Index 2.5 3.15

Maximum gross floor area - n/a 6 546 m’ (70,463 sq. ft.)
non-residential

Maximum number of dwelling | 247 393

units per hectare

Minimurmn side and rear lot line | 3.0 m (9.8 ft.) 0.75 m (2.46 ft.)
sethacks of a below grade

parking structure

Maximum projection of 1.0 m (3.3 ft) 1.7 m (5.6 ft.)

balcony above the first storey

Minimum number of resicent
parking spaces

1 per bachelor unit

1.25 per one-bedrecom unit
1.40 per two-bedrecom unit
1.75 resident per three-
bedroom unit

2 per townhouse unit

0.20 visitor spaces per unit

1.1 per bachelor, one and two
bedroom apartment units

1.2 per three hedroom
apartment units

1.4 per three bedroom
townhouse unit
0.15 visitor spaces per unit

Minimum number of non-
residential parking spaces,

3.2 spaces per 100 m’
(1,076 sq. ft.) office

6.5 spaces per 100 m?
(1,076 sq. ft.) medical office
5.4 spaces per 100 m?
(1,076 sq. ft.) retail

*blended rate can be used as per
Section 3.1.2.3 of Zoning By-law

4.3 spaces per 100 m’

(1,076 sq. ft,) for retail uses
Parking standard for all other
uses will be unchanged

A shared parking arrangement
may be used to calculate the
residential visitor and non-
residential parking
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