





Amendment No. 60
to

Mississauga Official Plan

The following text and Maps "A" and "B" attached constitute Amendment No. 60.

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
January 30, 2017, pertaining to this Amendment.



PURPOSE

The purpose of this Amendment is to change the land use designation of the
subject lands from Mixed Use to Residential High Density to permit an apartment
building and semi-detached dwelling units.

LOCATION

The lands affected by this Amendment are located at the southwest corner of
High Street East and Ann Street. The subject lands are located in the Port Credit
Community Node Character Area, as identified in Mississauga Official Plan.

BASIS

Mississauga Official Plan came into effect on November 14, 2012, save and
except for the outstanding site specific appeals to the Ontario Municipal Board.

The subject lands are designated Mixed Use which permits a mix of office,
commercial and residential uses.

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 as it introduces a use which has both
existed and is anticipated in the area.

2. The proposed designation is appropriate for the property and will not
adversely impact or destabilize the surrounding land uses. The provided
setbacks and layout are respectful of the adjacent properties.

3. The proposal is contextually appropriate given other similar developments in
the area.



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

1. Section 13.0, Special Sites & Exempt Sites, Port Credit Local Area Plan, of
Mississauga Official Plan, is hereby amended by adding a Special Site on
Figure 27: Location of Special and Exempt Sites within the Port Credit Local

Area Plan, in accordance with the changes to the Special Site Policies.

Section 13.1, Special Sites, Port Credit Local Area Plan, of Mississauga
Official Plan, is hereby amended by adding the following:

13.1.17  Site 17

|

| = _
 LAKESHORE ROAD EAST

—_ —

13.1.17.1 The lands identified as Special Site 17 are located on the
southwest corner of High Street East and Ann Street.

13.1.17.2 Notwithstanding the Residential High Density policies of this Plan,
semi-detached dwelling units will be permitted.

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

Amendment.

4. Schedule 3, Port Credit Drive-Through Prohibitions, Port Credit Local Area
Plan, of Mississauga Official Plan is hereby amended by deleting the subject

site, as shown on "Map B" 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 13, 2017.

INTERPRETATION

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

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

http://teamsites.mississauga.ca/sites/18/mopa/oz 14.007.mopa 60.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

September 8, 2015 in connection with this proposed Amendment.

A number of area residents were in attendance at the meeting and expressed
support for the proposal.
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Planning and Development Committee August 18, 2015 §

Qfnalors fles: OZ 14007 Wi

DEVELOPMENT ISSUES

Agency comments are summarized In Appendix 8 and school accommodation information is
contained in Appendix 9. Based on the comments received and the applicable Mississauga
Official Plan policies, the following matters will have to be addressed;

o Are the policies and principles of Mississauga Official Plan maintained by this project?

» Is the proposal compatible with the character of the area given the project's height,
massing, denslty, uses, landscaping, building configuration and technical requirements?

o s the additional traffic generated acceptable given the exisling traffic conditions?

e Has an appropriate building transition been provided between the existing surrounding
buildings?

e Are the proposed design details and zoning standards appropriate, including the requested
reduction in parking rates?

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

OTHER INFORMATION
F.S. 6810 Limited Partnership (FRAM Building Group) have submilted the following information
in support of the applications:

Context Plan, Concept Plan, Survey
Elevations, Floor/Parking/Roof Plans
Composite Utility Plan

Planning Justification Report

Urban Design Analysis

Pedestrian Wind Assessment
Functional Servicing Report

Phase 1 Environmental Site Assessment
Traffic Impact Study

Acoustical Feasibility Study
Sun/Shadow Study

Green Features List

Draft Official Plan Amendment

Draft Zoning By-law Amendment

DEVELOPMENT REQUIREMENTS

There are certain other englneering and technical matters, including the streetscape corridor,
storm sewer outlet works and watermain replacement works which will require the applicant to

enter into appropriate agreements with the City.

® © ¢ ¢ © © © © & ©® © © © ©

Financial Impact

Development charges will be payable as required by the Development Charges By-law of the
City. Also the financial requirernents of any other external commenting agency mustbe met.
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Conclusion

All agency and Cily department comments have been received. The Planning and Building
Depariment will make a recommendation on this project after the public meeting has been held

and all the issues are resolved.

Attachments
Appendix 1: Site History

Appendix 2: Aerial Photograph

Appendix 3: Excerpt of Mississauga Official Plan
Appendix 4; Existing Land Use and Zoning
Appendix 5: Concept Plan

Appendix 6: Elevations

Appendix 7: Rendering

Appendix 8: Agency Comments

Appendix 9: School Accommodation

Appendix 10: Relevant Mississauga Official Plan Policies
Appendix 11: Proposed Zoning Standards
Appendix 12; Context Plan

Chlosdie..

Edward R. Sajecki
Commissloner of Planning and Building

Prepared by: David Breveglieri, Planner
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F.S. 6810 Limited Partnership
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APPENDIX 1

Site History

File: OZ 14/007 W1

June 20, 2007 — Zoning By-law 0225-2007 came into force except for those sites
which have been appealed, As no appeals have been filed the provisions of the
new By-law apply. The subjectlands are zoned C4 (Mainstreet Commercial);

October 21, 2011 - Official Plan Amendment and Rezoning applications were
submitted by F.S. 6810 Limited Partnership (FRAM Building Group) under File

OZ 11/014 W1 for the development of a 22 storey, 140 unit condominium apartment
building with commercial uses atstreet level and surface parking to serve the
abutting funeral home to the south;

November 14, 2012 — Mississauga Official Plan came into force except for those
site/policies which have been appealed. The subject lands are designated Mixed
Use - Special Site 38 in the Port Credit Local Area Plan;

June 24, 2013 — Supplementary Report recommending refusal of the applications
under File OZ 11/014 W1 was adopted by Planning and Development Committee
(PDC) and subsequently by Council on July 3, 2013;

January 17, 2014 — Ontario Municipal Board (OMB) issues order refusing the
Official Plan Amendment and Rezoning for the development of a 22 slorey
apartment building with street level commercial uses;

March 5, 2014 - Official Plan Amendment No. 19 (Port Credit Local Area Plan)
adopted by Council and subsequently appealed to OMB by various landowners,

March 9, 2015 — OMB advised one of the appellants of OPA 19 (Port Credit Local
was withdrawn, Local Area Plan comes into force except for one remaining site
specific appeal. The subjact lands are designated Mixed Use.
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F.S, 6810 Limited Partnership

9.1

APPENDIX 8, Page 1

Agency Comments

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

applications.

File: OZ 14/007 W1

Agency / Comment Date

Comment

Region of Peel
(July 23, 2015)

“The developer will be required to enler into a Servicing
Agreement (for Municipal Works Only) with the Region of Peel
to upgrade the existing 200 mm (8 in.) diameter watermain to
a 300 mm (12 in.) dlameter watermalin within the limits of Ann
Street from Lakeshore Road East northerly to the proposed
development (As per the June 18,2013 meeting with FRAM,
Region of Peel and GHD). All other works required to service
this development proposal must also be assumed by the
developer. These services will be constructed and designed
in accordance with the latest Region of Peel standards and
requirements. All costs associated with the works required to
service this development will be the sole responsibility of the

daveloper.

The developer acknowledges sanitary sewer capacity
constraints at EImwood and Beach Sewage Pumping Stations;
As aresult the Reglon of Peel agreed as an interim solution -
as per the June 18, 2013 Meeting with FRAM, Region of Peel
and GHD to undertake the construction of a temporary
sewage pumping station to provide adequate capacity for the
proposed development. The servicing approvals for the
development will be contingent on the completion of this
temporary sewage pumping station.

A condominium Water Servicing Agreement will be required.
Site Servicing approvals are required prior to issuance of a
building permit. Connection approvals will not be issued until
preliminary acceptanceis granted for the watermain upgrade.
Properties mustbe serviced according to the Ontario Building
Code and Region of Peel standards.

Dufferin-Peel Catholic
District School Board and
the Peel District School
Board (July 27, 20156 )

Both School Boards responded that they are 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.

If approved, both School Boards require that certain warning
clauses regarding transportation, signage and temporary
accommodation be Included in any Development/Servicing

20
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APPENDIX 8, Page 2

File: OZ 14/007 W1

Agency / Comment Date

Comment

Agreement and Agreements of Purchase and Sale,

City Community Services
Department — Parks and
Forastry Division/Park
Planning Section

(July 29, 2015)

In the event that the applications are approved, the Park
Planning section of Communily Services note that a
salisfactory streetscape plan will be required, and that
securities for the implementation of which will be collected
through the appropriate development agreement. Prior to site
plan approval for issuance of building permits for each lot or
block, cash-in-lieu for park or other public racreational
purposes is required pursuant to Section 42 of the Planning
Act and in accordance with the City's Policies and By-laws.

City Community Services
Department - Fire and
Emergency Services
Division

(July 31, 2015)

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)
(July 23, 2015)

T&W confirms receipt of a revised Site Plan, Context Plan,
Utility/Servicing Plan, Functional Servicing and Stormwater
Management Report, Phase 1 Environmental Site
Assessment, Noise Conlrol Feasibility Study, and a Traffic
Impact Study in response to previous comments provided.
Notwithstanding the findings of these reports and drawings,
the applicant was requested to provide updated information
and additional technical details, however, the updated
materials still remain outstanding.

Development matters currently under review and
conslderation by the department include:

« Context and Grading Plan details,

« Cross-sectional details of High Street East and Ann Street
« Stormwater servicing design,

* Nolse mitigation requirements

* Functional Servicing and Stormwater Management

¢+ Vehicle movements, parking and loading

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

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 Departiment

- Enersource

- Canada Post

- Bell Canada

- Enbridge Gas Distribution Inc.

- Rogers Cable

21
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APPENDIX 8, Page 3

File: OZ 14/007 W1

Agency / Comment Date

Comment

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

- Culture Division, Community Services Department
- Really Services, Corporate Services Department
- Consell Scolaire de Distrique Centre-Sud

- Conseil Scolaire Viamonde

22
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Appendix 9

File; 0Z14/007 WI

School Accommodation

The Peel District School Board

The Dufferin-Peel Catholic District School

Board

e Sludent Yield:

8 Kindergarten Lo Grade 5
2 Grade 6 to Grade 8
4 Grade 9 1o Grade 12

o School Accommodation:

Foresl Avenue Public School

Enrolment: 203
Capacily: 199
Portables: 1

Riverside Public School

Enrolment; 236
Capacity: 452
Portables: 0

Port Credit Secondary School

Enrolment: 1,191
Capacily: 1,203
Portables: 1

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

o  Student Yield:

2 Junior Kindergarten to Grade 8

1 Grade 9 to Grade 12

o School Accommodation:

St Luke Elementary School

Eorolment; 508
Capacity; 602
Portables: 0

lona Catholic Secondary School

Enrolment; 1,040
Capacily: 723
Porlables: 17

23
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APPENDIX 10, Page 1

F.S. 6810 Limited Partnership File: OZ 14/007 W1

Relevanl Mississauga Official Plan Policies

Existing Official Plan Provisions

Mixed Use which permits a mix of commercial, personal service, office and residential uses.
Residenlial uses are to he combined on the same lot or same building with another permitted

use,

Proposed Official Plan Amendment Provisions

The applicant Is proposing to designate the lands Reslidential High Density with the following
Speclal Site policies for the site:

a) semi-detached dwelling units shall be permitted

b) amaximum FSI of 4.26

Specific Policies

General Intent

Port Credit Local Area Plan

Sectlion 6,1 Reduced parking requirements and maximum parking standards
Section 9.2.1 may be considered within the Community Node, particularly in
Section 10.2.1 proximity tothe GO Station and future LRT stops.

Section 10.2.2

The overall development of the Node will be at a scale that reflects
its role In the urban hierarchy. Floor plate size for buildings over six
storeys will decrease as building height increases, to address,
among other matters, overall massing, visual impact of buildings and

shadow impacts.

Streelscape will address, among other matters, setbacks and side
yards to reflect the planned function, minimize vehicular access
points and create attractive public realm,

Building heights on lots adjacent to the Mainstreet Precinct will
demonstrate an appropriate transition. Heights for this area are
prescribed to be within a range of 2 and 16 storeys with buildings
having an appropriate transition to the Lakeshore Road East —

Mainstreet Precinct.

To achieve the maximum heights, as outlined on Schedule 2B, on
the lands designated Mixed Use or Utility in the vicinity of the GO
station, a detailed land use and urban design study will be required
to verify appropriate heights, design, transition to adjacent lands and

mix of uses.

24
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APPENDIX 10, Page 2

File: OZ 14/007 W1

Section 5 - Direct Growth

Seclion 5.3

Communily Nodes are Intensification Area, Local area plans will
determine how the density and population to employment targets will
he achieved. They will develop as centres for surrounding
Neighbourhoods and be a location for mixed use development.

Development in Community Nodes will be In a form and density that
complements the existing character of historical Nodes or that
achieves a high quality urban environment within more recently
developed Nodes.

Community Nodes will be developed to support and encourage
active transportation as a mode of transportation.

Section 7 —

Complete

Communities

Section 7.2
Section 7.2.1

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.

25
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APPENDIX 10, Page 3

File: OZ 14/007 W1

‘Section 9 ~ Building a Desirable Urban Form

Section 9.1.2
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.

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

The preferred location of tall bulldings will be in proximity to existing
and planned Major Transit Station Areas. Appropriate helght and
built form transitions will be required between sites and their
surrounding areas. Tall buildings will address pedestrian scale
through building articulation, massing and materials

Development will contribute to pedestrian oriented streetscapes and
have an urban built form that is attractive, compact and transit
supportive, Built form will relate to and be integrated with the
straetline, with minimal building setbacks where spatial enclosure
and street related activity is desired. Development will have a
compatible hulk, massing and scale of bullt form to provide an
integrated streetscape,

Buildings should be positioned along the edge of the public streets
and public open spaces, to define their edges and create a
relationship with the public sidewalk, Buildings should be oriented
to, and positioned along the sireet edge, with clearly defined primary
entry points that directly access the public sidewalk, pedestrian
connections and transit facilities,

Developments should minimize the use of surface parking in favour
of underground or aboveground structured parking.

Section 14—

Community

Nodes

Section 14.1.1

For lands within a Community Node a minimum building helght of
two storeys to a maximum building height of four storeys will apply,
unless Character Area policies specify alternative building height
requirements or until such time as alternative building heights are
determined through the review of Character Area policies.

26
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F.S. 6810 Limited Partnership File: OZ 141007 W1

Section 19 - Implementation

Section 19.5.1

This section contains criteria which requires an applicant to submit
salisfactory planning reporls to demonsirate the rationale for the
proposed amendment as follows:

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

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

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

» aplanning rationale with reference to Mississauga Official Plan
policles, 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.

27
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Summary of Exlisting Zoning By-law Provisions

9.1

APPENDIX 11

File: OZ 13/005 Wa

"C4" (Mainstreet Commercial), which permits a variety of commercial, office, residential and
personal service uses with a maximum height of 3 storeys.

Summary of Proposed Zoning By-law Provisions

equire oning Ey-law roposed "RAB- Exception”
Zone Standards Standards Zoning By-law Standards

Use

Variety of uses, A dwelling
unit must be located above
the first storey of a
commercial building

Apartment dwelling
Semi-detached dwalling

spaces

Maximum Floor Space [ndex | nil 4.26
Maximum number of dwelling | nil 68

units

Maximum height 3 storeys 15 storeys
Minimum front yard sethack Om ' 4.5m
Minimum exterior side yard om 3.2
Minimum Interior side yard for | 4.5 m 34m

lot abutting a "D" zone

Minimum rear yard setback for [ O m 6.9m

lot abutting a "C4" zone

Minimum landscape area nil 30%
Minimum number of parking Use dependent 1.0 per all residential units

0.15 visitor parking spaces
per
unit

28
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9.1

APPENDIX 2

F.S. 6810 Limited Partnership (FRAM Building Group) File;: OZ 14/007 W1

Recommendation PDC-0049-2015

"That the Report dated August 18, 2015, from the Commissioner of Planning and Building
regarding the applications by F.S. 6810 Limited Partnership (FRAM Building Group) to permit a 15
storey, 66 unit apartment building and two 3 storey semi-detached homes fronting onto High
Street East under File OZ 14/007 W1, at 6, 8 and 10 Ann Street, be received forinformation.”
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NOTE: EXISTING ZONING DELINEATED ON THE PLAN
PROPOSED ZONING INDICATED BY SHADING WITHIN
THE APPLICATION AREA.

THIS IS NOT A PLAN OF SURVEY.
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SUBJECT: F.S. 6810 LIMITED PARTNERSHIP

(FRAM BUILDING GROUP)
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F.S. 6810 Limited Partnership (FRAM Building Group)

Summary of Existing Zoning By-law Provisions

9.1
APPENDIX 4

File: 07 14/007 W1

"C4" (Mainstreet Commercial), which permits a variety of commercial, office, residential and
personal service uses with a maximum height of 3 storeys.

Summary of Proposed Zoning By-law Provisions

Zone Standards

Required "C4" Zoning By-law
Standards

Proposed "RA5- Exception”
Zoning By-law Standards

Use

Variety of uses. A dwelling
unit must be located above the
first storey of a commercial
building

Apartment dwelling

Semi-detached dwelling

Maximum Floor Space Index nil 4.27
Maximum number of dwelling | nil 70

units

Maximum height 3 storeys 15 storeys
Minimum front yard setback Om 45m
Minimum exterior side yard Om 3.2
Minimum interior side yard for | 4.5m 34m

lot abutting a "D" zone

Minimum rear yard setback for | O m 6.9 m

lot abutting a "C4" zone

Minimum landscape area nil 30%
Minimum number of parking Use dependent 1.0 per all residential units

spaces

0.15 visitor parking spaces per
unit
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