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The following text constitutes Amendment No. 75.
Also attached but not constituting part of the Amendment are Appendices I
and II.
Appendix I is a description of the Public Meeting held in connection with this
Amendment.
Appendix II is a copy of the Planning and Building Department report dated
April 7, 2017, pertaining to this Amendment.

PURPOSE
The purpose of this Amendment is to amend the Special Site 1 policies in the
Mineola Neighbourhood Character Area to permit horizontal multiple dwellings.
LOCATION
The lands affected by this Amendment are located on the west side of Cawthra
Road, south of Atwater Avenue. The subject lands are located in the Mineola
Neighbourhood 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 Residential Medium Density and are within the
area subject to Special Site 1 policies in the Mineola Neighbourhood Character
Area. The policies permit detached, semi-detached and townhouse dwellings
within a net density range of 25-37 units per net residential hectare.
The proposed Amendment to the Special Site 1 policies adds horizontal multiple
dwellings as a permitted use with a permitted density of 112 units per net
residential hectare.
The proposed Amendment is acceptable from a planning standpoint and should
be approved for the following reasons:
1.

The proposed development is appropriate as the subject site is located on
the periphery of the Mineola Neighborhood Character Area and will not
impact the stable residential neighborhood character of Mineola.

2.

Cawthra Road is a designated Corridor in Mississauga Official Plan, where
growth is to be directed.

3. The proposed built form is appropriate given the surrounding medium density
land uses, and the development has been designed to minimize impacts
from shadowing and overlook onto adjacent low density properties.

DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO
1. Section 16.18.5, Site 1, Special Site Policies, Mineola Neighbourhood
Character Area, of Mississauga Official Plan, is hereby amended by deleting
Special Site 1 map and replacing with the following:

2. Section 16.18.5, Site 1, Special Site Policies, Mineola Neighbourhood
Character Area, of Mississauga Official Plan, is hereby amended by adding
the following:
16.18.5.1.3 Notwithstanding the provisions of the Residential Medium Density
designation, for the lands identified as Area A, horizontal multiple dwellings to
a maximum density of 112 units per net residential hectare will also 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 August 2, 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 16 002 w1.mopa 75.ar.jmcc.docx

APPENDIX I
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
December 5, 2016 in connection with this proposed Amendment.
A number of area residents were in attendance at the December 5, 2016,
Planning and Development Committee Meeting and raised issues relating to the
proposed development including the appropriateness of the built form, height and
density; traffic and signal warrants; school accommodations; visitor parking;
access to Cawthra Road and internal road connections; and, storm water
management. These issues have been resolved by increasing setbacks to
adjacent properties, setting back roof top terraces from the building edges to
minimize overlook conditions, and submitting the necessary studies and
justification for matters concerning traffic, signal warrants, parking, access and
road connection design, and storm water management.
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Date: April 7, 2017
To:

Originator’s file:
OZ 16/002 W1

Chair and Members of Planning and Development
Committee

From: Edward R. Sajecki, Commissioner of Planning and
Building

Meeting date:
2017/05/01

Subject
RECOMMENDATION REPORT (WARD 1)
Applications to permit 148 horizontal multiple dwellings on a private condominium road
1174-1206 Cawthra Road
West side of Cawthra Road, south of Atwater Avenue
Owner: Queenscorp (Cawthra South) Inc.
File: OZ 16/002 W1

Recommendation
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 applications under File OZ 16/002 W1, 1174 -1206 Cawthra Road to amend
Mississauga Official Plan to Residential Medium Density – Special Site and to change
the zoning to RM9 – Exception (Horizontal Multiple Dwellings with more than 6 dwelling
units) to permit 148 horizontal multiple dwellings on a private condominium road in
conformity with the provisions outlined in Appendix 6, be approved subject to the conditions
referenced in the staff report.

3.

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

4.

That the decision of Council for approval of the rezoning application be considered null and
void, and a new development application be required unless a zoning by-law is passed
within 18 months of the Council decision.
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5.

Notwithstanding subsection 45.1.3 of the Planning Act, subsequent to Council approval of
the development application, the applicant can apply for a minor variance application,
provided that the height and FSI shall remain the same.

Report Highlights
·

Comments were received from the public regarding appropriateness of the built form;
height and density; traffic and signal warrants; school accommodation; visitor parking;
access to Cawthra Road and internal road connections; and, storm water management

·

The applicant has made minor revisions to the proposal to address issues raised at the
public meeting and by Planning staff, including a reduction in the number of proposed
units, increases to some of the minimum internal setbacks, addition of road connections
to the properties to the north and south and relocation of the garbage staging area to a
more central location on the property

·

Staff are satisfied with the changes to the proposal and find it to be acceptable from a
planning standpoint, and recommend that the applications be approved

Background
A public meeting was held by the Planning and Development Committee on December 5, 2016,
at which time an Information Report (Appendix 1) was received for information.
Recommendation PDC-0089-2016 was then adopted by Council on December 14, 2016.
1.

That the report dated November 15, 2016, from the Commissioner of Planning and Building
regarding the applications by Queenscorp (Cawthra South) Inc. to permit 154 horizontal
multiple dwellings on a private condominium road under File OZ 16/002 W1, 1174-1206
Cawthra Road, be received for information.

2.

That the oral submissions made at the Planning and Development Committee Meeting
dated December 5, 2016 be received.

Subsequent to the public meeting, meetings were held with the applicant to try to have the
proposal revised to address concerns raised by the public and staff. Meetings were also held
with adjacent property owners. These are discussed in the Comments section of this report.

Comments
See Appendix 1 – Information Report prepared by the Planning and Building Department.
REVISED DEVELOPMENT PROPOSAL
The applicant has made some minor modifications to the proposed concept plan including:
· Reducing the number of proposed units from 154 to 148
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· Increasing the minimum internal setbacks throughout the development, including adjacent to
the existing detached homes to the north and south and between the proposed road
interconnection and ramp to the underground garage
· Protecting for an internal road connection to the properties to the north and south
· Relocating the proposed waste staging area to the interior of the development, away from
existing neighbouring homes
COMMUNITY COMMENTS
Since the December 5, 2016 Public meeting and the community meeting held prior to that on
September 27, 2016 by Ward 1 Councillor Jim Tovey, City and Region of Peel staff have met
with the adjacent property owners to discuss the proposed development.
On March 14, 2017, Planning and Building, Transportation and Works and Region of Peel staff
met with 8 unit owners from Peartree Estates at 1130 Cawthra Road (the existing condominium
townhouse development, located one property south of the development site). During the
meeting, the residents expressed the following concerns:
·
·
·
·

The proposed development is too dense. A density that is similar to what exists at 1130
Cawthra Road would be more appropriate
The proposed internal road connection from 1130 Cawthra Road through the development
site to the north and out to Cawthra Road is not wanted
Traffic signals are needed at Cawthra Road and Village Green Boulevard
The construction of the sales trailer on-site and the pre-sale of units is inappropriate prior to
Council’s consideration and potential approval of any redevelopment of the subject lands

Staff is in receipt of a petition signed by 41 of the 52 Peartree Estates condominium owners
opposing the proposed internal road connection. Comments on the petition indicate that there
may be a misunderstanding about information on the road connection. For example, a number
of comments speak to Peartree Estates’ road no longer being a private road. This is not the
case; Peartree Estates’ road will remain a private road regardless of a connection to the north.
Additionally, several comments imply that Peartree Estates’ existing access to Cawthra Road
would be lost. This is not correct; the Region of Peel will restrict the existing access to a right-in
and right-out only, thereby removing the current left-in movement.
Planning and Building and Region of Peel staff also met with the owners of the property at 1168
Cawthra Road (immediately south of the development site) on several occasions. While they
are not opposed to a road connection through the rear of their property, they have expressed
concerns with the configuration of the proposed internal road connection and the impacts this
will have on the future redevelopment potential of the rear of their property.
On March 16, 2017, Planning and Building, Transportation and Works and Region of Peel staff
met with a representative for the 3 properties north of the development site. The representative
was seeking clarification regarding access arrangements to Cawthra Road and grading. He
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indicated his desire to use the proposed road connection through the development site to the
south to access Cawthra Road, should he redevelop his property at some point in the future.
The following summarizes issues raised at all the above mentioned meetings.
Comment
The proposed development is out of character with the surrounding neighbourhood. It is too
dense and too tall.
Response
Although the interior of the Mineola neighbourhood is characterized by detached and semidetached homes, Cawthra Road, which is identified as a Corridor in Mississauga Official Plan
(MOP), is distinctly different. Cawthra Road is the boundary between the Mineola and Lakeview
neighbourhoods and is characterized by a wider range of uses and built forms. The area
between Atwater Avenue and the CN rail corridor is designated Residential High Density and
Residential Medium Density and is therefore intended to accommodate higher density
residential uses than the interior of the Neighbourhood. The appropriateness of the proposed
horizontal multiple dwelling development is assessed based on how compatible it is to the
existing and planned character of the area. Further comments regarding the appropriateness of
the development are included in the Planning Comments section of this report.
Comment
Traffic is already an issue on Cawthra Road, especially during school drop off/pick up hours.
Additional traffic generated by the proposed development and other developments in the
immediate area will create unsafe conditions. There should be a traffic signal installed at the
intersection of Cawthra Road and Village Green Boulevard.
Response
Comments from the Region of Peel regarding traffic volumes on Cawthra Road and signal
warrants at Village Green Boulevard are included in the Updated Agency and City Departments
section of this report. The proposed development does not satisfy the requirements to warrant
traffic signals at this intersection.
Comment
Insufficient visitor parking will result in on-street parking on the surrounding residential streets.
Response
The applicant is proposing 30 visitor parking spaces, whereas 37 spaces are required based on
the Zoning By-law parking rates. A Parking Study was submitted and deemed to be acceptable.
The proposed parking rates reflect what has been approved for other similar developments
throughout the City.
Comment
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The proposed pedestrian connection from Raphael Avenue into the proposed development is a
concern.
Response
MOP contains policies which encourage pedestrian oriented development, connections to
adjacent streets and neighbourhoods at regular intervals, and encourages accessible paths for
walking and cycling where cul-de-sacs and dead end streets exist. The pedestrian connection
from Raphael Avenue through the site to Cawthra Road is appropriate and consistent with these
MOP policies.
Comment
Insufficient building setbacks are proposed to the adjacent properties, which will impact the
amount of available sunlight.
Response
The applicant has increased the proposed building setbacks adjacent to the side lot lines which
will further increase the amount of available sunlight to adjacent properties. Furthermore, the
upper floor of the proposed buildings is setback from the building edge to minimize the building
mass.
Comment
The developer has already removed a number of large mature trees from the property, which is
unacceptable.
Response
A number of the trees removed from the site were ash trees infested with Emerald Ash Borer
and were either dead or dying. Therefore, either property standards orders or tree removal
permits were issued to remove the trees.
Comment
The neighbourhood schools are at capacity and cannot accommodate any more students.
Response
Comments received from the School Boards regarding school capacity as outlined in
Appendix 7 of the Information Report state that they are satisfied with the current provision of
educational facilities for the catchment area.
Comment
There have been flooding issues in the area.
Response
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Comments from the City Transportation and Works Department and the Region of Peel
regarding storm water management are included in the Updated Agency and City Departments
section of this report.
Comment
Will there be additional bus routes added to Cawthra Road to accommodate the expected
population from the proposal?
Response
Comments received from the Transit Division of the City Transportation and Works Department
as outlined in Appendix 7 of the Information Report state that within the next five years MiWay
has plans to reconfigure transit service to modify the current Route 8 to provide north/south
service along Cawthra Road.
Comment
Will there be an internal road connection from 1130 Cawthra Road (Peartree Estates) through
the site to Cawthra Road?
Response
At the request of the Region of Peel and the City, the applicant has demonstrated how the
proposed internal condominium road can connect to the properties to the north and south. The
applicant has also agreed to provide public easements over the proposed internal condominium
road to allow for the future connections. Further comments regarding access and road
connections are included in the Planning Comments section of this report.
UPDATED AGENCY AND CITY DEPARTMENT COMMENTS
Region of Peel
Comments updated April 6, 2017, state:
Functional Servicing Report/Capacity
Regional staff have reviewed the complete and satisfactory Functional Servicing Report
submitted in March 2017. They have no objection to the water servicing of this proposal from
the existing 300 mm (12 in.) diameter watermain but note that this watermain is under high
demand during the summer months and recommend that the fire flows be recalculated once the
internal building water system is designed for a more accurate fire flow. With regard to storm
water servicing we note that the report, in Section 6.1, states that when water exceeds the
storage capacity, an overland flow route will convey the overland flow towards Cawthra Road.
Overland flow towards Cawthra Road is not acceptable and a more detailed review which
includes a review of the grading at the property line will be done during the site plan stage.
Detailed modelling conducted for sanitary sewer capacity on the existing 250 mm (10 in.)
sanitary sewer on Cawthra Road has determined that there is available capacity under existing
and future flow conditions.
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Traffic Impact Study/Signals/Land Dedication
Regional staff have reviewed a satisfactory Traffic Impact Study (TIS) and functional design
materials for this development. Through the review of the TIS and functional design the Region
supports a full movement access onto Cawthra Road across from Village Green Boulevard,
contingent upon the provision of internal connections and easements to the properties to the
north and south. At this time based on the existing and future traffic volumes, this intersection
does not warrant signals. This intersection will become part of the Region’s intersection review
conducted annually and they will monitor any changes to traffic volumes at this intersection and
the potential need for signals in the future. The functional design provided by the applicant has
confirmed that the gratuitous land dedication requirements for Cawthra Road (a 36 m (118 ft.)
right of way) will be 18 m (59 ft.) from the centreline and a 0.3 m (1 ft.) reserve behind the
property line along the frontage of Cawthra Road except at the approved access. Confirmation
of any land dedication to meet the 18 m (59 ft.) from centreline and 0.3 m (1 ft.) reserve will be
confirmed and dedicated through the subsequent site plan application.
North-South Internal Road
Regional staff have reviewed the north-south connecting road as shown on the applicant’s
revised concept plan. This review included review of the vehicle path (waste collection vehicle)
and ramp site lines. The Region finds the conceptual north-south connecting road to be
satisfactory.
Waste Collection Area
The alternate waste collection area shown at the stub road between Blocks 5 and 6 is
satisfactory and with approval from Mississauga Fire Services, the Region is satisfied with this
location as an alternate collection area as opposed to previous proposals with the collection
area within the north-south connecting road.
City Transportation and Works Department
Comments updated April 4, 2017, state that a satisfactory Traffic Impact Study (TIS) including
an addendum (Signal Warrant Analysis) in support of the applications concludes that the
increased traffic flows as a result of the proposed development can be accommodated within
the existing surrounding road network. As Cawthra Road is under the jurisdiction of the Region
of Peel, final approval of the TIS, access and widenings will be required from the Region.
Additionally, the Region is requiring an interconnection to the adjacent lands north and south of
the subject property to support future access restrictions for the neighbouring properties along
Cawthra Road. The current plan includes the geometric design and associated mitigation
measures of the interconnection to provide sufficient setback between the interconnection and
the site garage ramp. Aspects related to the turning templates and circulation to accommodate
fire and waste collection trucks are being addressed by the Region and Fire Services.
The Noise Impact Study submitted confirmed that with the installation of central air conditioning
and registration of the appropriate noise warning clauses, compliance with Ministry of the
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Environment and Climate Change Guidelines will be achieved. Notwithstanding the findings of
the submitted reports and drawings, the applicant has been requested to provide additional
grading details and cross sections, revised Functional Servicing and Stormwater Management
Report, and final clearances from Fire and Peel Waste Collection regarding Fire/Garbage Truck
Route design for the interim and ultimate design. As the above-noted items and additional
specific technical details requested remain outstanding, the Transportation and Works
department is not in favour of these applications proceeding to By-law enactment until the
outstanding matters have been satisfactorily resolved.
In the event these applications are approved by Council and prior to enactment of the Zoning
By-law, the applicant will be required to:
•
•
•
•

Enter into a Development Agreement with the City
Enter into an Encroachment Agreement with the City
Establish Public Access Easements
Provide any required securities and fees

The storm sewer outlet for these lands is the existing storm sewer system located on Cawthra
Road, which is a Regional road. As part of the proposal, on-site storm water management
controls will be implemented. Site specific details will be addressed through the site plan review
and approval process.
City Fire & Emergency Services Department
Comments updated March 21, 2017, state that Fire has reviewed the applications from an
emergency response perspective and has no concerns. Emergency response time to the site
and watersupply available are acceptable. While fire route access and protection will be
assessed through the site plan and building permit application processes, they have conducted
a cursory review of the applicant’s revised concept plan. In order to comply with Fire Route
By-law 1036-81, the following is required:
· Block 7 shall be designed in conformance with Part 3 of the Ontario Building Code
· A walkway providing an unobstructed path of travel is required from the fire route to unit 401,
in the area north of Block 4
The turning templates submitted for the road interconnection to the south have been prepared
using the specifications for Aerial 101 which is the largest vehicle in the City’s emergency
services fleet. Therefore, Fire and Emergency Services has confirmed that the road design is
acceptable.

PLANNING COMMENTS
Provincial Policy Statement (PPS) and Growth Plan for the Greater Golden Horseshoe
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The Provincial Policy Statement (PPS) contains the Province's policies concerning land use
planning for Ontario. All planning decisions are required to be consistent with these polic ies.
The PPS encourages intensification of land within urban areas, promotes efficient use of
infrastructure and public facilities, encourages mixed use developments and the support of
public transit.
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". It 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.
The site is located at the periphery of the Mineola Neighbourhood on Cawthra Road, a Corridor
in MOP. The proposed horizontal multiple dwelling development achieves a level of
intensification that is deemed to be appropriate and meets the intent of the Growth Plan. The
proposed development adequately take into account the existing context and provides an
appropriate transition of built form to adjacent areas as referenced in the Official Plan section
below.
Official Plan
The proposal requires an amendment to the MOP Policies for the Mineola Neighbourhood
Character Area from Residential Medium Density – Special Site 1 to Residential Medium
Density – Special Site to permit horizontal multiple dwellings on a private condominium road
and an increase in density to 112 units per net residential hectare (45 units per net residential
acre). Section 19.5.1 of MOP provides the following criteria for evaluating site specific Official
Plan Amendments:
·

·
·
·

Will the proposal adversely impact or destabilize the overall intent, goals and
objectives of the Official Plan; and the development or functioning of the remaining
lands which have the same designation, or neighbouring lands?
Are the lands suitable for the proposed uses, and are the proposed land uses
compatible with existing and future uses of the surrounding lands?
Are there adequate engineering services, community infrastructure and multi-modal
transportation systems to support the proposed application?
Has 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 been provided by the
applicant?

Planning staff have undertaken an evaluation of the criteria against this proposed development
application.
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Directing Growth
The site is located in the Mineola Neighbourhood Character Area, which is generally
characterized as a stable residential neighbourhood. According to the City Structure policies of
MOP, Neighbourhoods are not intended to be the focus for intensification but it is recognized
that these areas are not meant to stay static and that new development need not imitate
previous development patterns. Where new development is proposed, it should be sensitive to
the existing and planned character of the Neighbourhood and should be located in specific
areas, including along Corridors such as Cawthra Road. The site is an assembly of seven
properties on the west side of Cawthra Road, between Atwater Avenue and the CN rail corridor.
These properties are designated Residential
Medium Density and are part of the lands identified
as Special Site 1. Detached, semi-detached and
townhomes are permitted on lands in Special Site 1,
within a density range of 25-37 units per net
residential hectare (10-15 units per net residential
acre). The current designation and the location of
the site are important factors in evaluating the
appropriateness of the proposed development. The
introduction of horizontal multiple dwellings on lands
that already permit medium density residential uses
and at the periphery of a Neighbourhood along a
Corridor will not adversely impact or destabilize the
overall goals and objectives of MOP.
Figure 1 – Mississauga Official Plan Map
of Special Site 1

Separate parcels in Special Site 1 are encouraged
to be assembled. The lands at 1130 Cawthra Road
(south of development site and referred to as Peartree Estates) were previously assembled and
redeveloped with 52 condominium townhomes. The applicant has attempted to assemble the
remaining lands in Special Site 1 but was successful in acquiring only seven of the remaining
eleven parcels. There are three remaining properties north of the development site and one
remaining property between the development site and Peartree Estates. The applicant has
provided a concept plan demonstrating how the adjacent lands can potentially redevelop
(Appendix 4).
Compatibility with the Neighbourhood
Intensification within Neighbourhoods is to be compatible in built form and scale to surrounding
development and will be sensitive to the existing and planned context. The proposed horizontal
multiple dwellings are a suitable built form for the site, which is surrounded by detached, semidetached and townhomes; and, horizontal multiple dwellings and apartment buildings opposite
Cawthra Road.
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A Site Plan application is in process for 650 Atwater Avenue (southwest corner of Atwater
Avenue and Cawthra Road) to develop the site for 110 3 ½ storey horizontal multiple dwellings
on a private condominium road. The vacant lands at the opposite corner zoned for all forms of
horizontal multiples and apartments up to 12 storeys. The Queenscorp development ranges in
height from 3 - 3 ½ storeys, consistent with the maximum 4 storey building height in
Neighbourhoods. Each building has roof top terraces which are setback from the building edges
to create an appropriate transition in height, minimize overlook conditions and maximize sun
exposure to adjacent properties.
Building and Site Design
The proposed development has been designed to be sensitive to the existing and planned
character of the neighbourhood and provides an appropriate transition to adjacent uses. The
proposed buildings have been sited to face Cawthra Road and the internal condominium road.
Setbacks to Cawthra Road are consistent with what has been provided on adjacent properties
on this portion of Cawthra Road, which is characterized by wide boulevards. Overlook
conditions and shadow impacts have been addressed through the increase in building setbacks
to property lines and the setback of roof top terraces to building edges.
The internal condominium road has been designed to align with Village Green Boulevard on the
east side of Cawthra Road. The condominium road comes to a T-intersection within the
development site and extends north and south to the adjacent property lines. The north/south
portion of the road is parallel to the west property line which provides a greater separation
distance between the proposed buildings and the existing 1 storey detached and semi-detached
homes on Raphael Avenue. A number of the surface visitor parking spaces have been relocated
to the underground garage to limit the impacts on the adjacent properties and to allow for a
greater amount of landscaping. Although the proposed parking rates are reduced from what is
required under the Zoning By-law, Planning staff are satisfied with the reduction, which reflects
what has been approved on similar developments elsewhere in the City.
The buildings are designed at a pedestrian scale with articulated façade treatments that are
aesthetically pleasing. The combination of light coloured materials and glass serve to break up
the building mass and create visual interest. Rooftop mechanical equipment has been
integrated into the building design to minimize impacts on the public realm.
A common outdoor amenity area is proposed at a central location on the site. The applicant has
proposed both active and passive amenity spaces, the design of which will be further refined
through the Site Plan application.

Infrastructure
Based on the comments received from the applicable City departments and external agencies,
the existing infrastructure is adequate to support the proposed development.
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Summary
The proposed development has been designed to be sensitive to the existing and planned
character of the neighbourhood and provides an appropriate transition to adjacent uses.
Overlook conditions and shadow impacts have been addressed through the increase in building
setbacks to the property lines and the setback of roof top terraces to building edges. The
applicant has also provided a Planning Justification Report in support of the applications that
has adequately demonstrated that the proposal represents good planning and is consistent with
the intent of MOP policies.
Other Development Matters
Proposed Access to Cawthra Road and Internal Road Connections
Cawthra Road is under Regional jurisdiction and therefore any access to the site is subject to
approval by the Region of Peel. The Region is supportive of a full movement access onto
Cawthra Road across from Village Green Boulevard, contingent upon the provision of internal
road connections to the properties to the north and south.
City staff support the Region’s position and are seeking public easements over the internal
private road connection to allow for the future shared use of the road by adjacent properties.
This requirement from the Region echoes the agreements that were entered into when Peartree
Estates (existing townhouse condominium at 1130 Cawthra Road) was approved in 2003.
Appendix 5 contains the Overall Concept Plan that was included in the Supplementary Report
for the development at 1130 Cawthra Road.
The agreements between the developer of Peartree Estates and the Region of Peel and City of
Mississauga speak to the fact that the configuration of the existing access to 1130 Cawthra
Road is intended to be a temporary condition until "such time as the lands to the north … are
redeveloped providing access to Cawthra Road through the future extension of Village Green
Boulevard." Once the lands to the north are redeveloped, access to Cawthra Road would be
obtained through the development site and the current access to 1130 Cawthra Road will be
restricted to a right-in and right-out only. A critical component to the connection is the
intervening property at 1168 Cawthra Road, which does not form part of the development site.
The road connection between the development site and 1130 Cawthra Road cannot occur until
the property at 1168 Cawthra Road is redeveloped. A condition of any redevelopment of 1168
Cawthra Road would be the requirement to complete the internal private road connection.
The applicant has modified their proposal to provide a proposed road connection through their
lands to connect to the properties to the north and south, when they ultimately redevelop. To
accommodate the road connection, the applicant has removed 2 units from Block 3 and will be
required to implement special design features to the ramp to the underground garage through
the Site Plan application process. Although the layout of the proposed road connection differs
from the Overall Concept Plan in Appendix 5, City and Region of Peel staff are satisfied with the
proposed connection from a functional perspective. The alignment also protects for
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redevelopment opportunities at the rear of the property at 1168 Cawthra Road. In addition to
providing the road connection, the applicant has also agreed to provide public easements over
their proposed internal private road in favour of the City of Mississauga, which will be secured
through the Site Plan process.
Zoning
The proposed RM9-Exception (Horizontal Multiple Dwelling – with more than 6 dwelling units)
zone is appropriate to accommodate the proposed 148 horizontal multiple dwelling
development. Appendix 6 contains a summary of the proposed site specific zoning provisions.
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 hold discussions with the applicant
to secure community benefits and return to Council with a Section 37 report outlining the
recommended benefits and corresponding contribution amount.
Site Plan
Prior to development of the lands, the applicant will be required to obtain Site Plan approval. No
site plan application has been submitted to date for the proposed development.
While the applicant has worked with City departments to address many site plan related issues
through review of the Rezoning concept plan, further revisions will be needed to address
matters such as architectural elements, landscaping, detailed grading and site circulation.

Financial Impact
Development charges will be payable in keeping with the requirements of the Development
Charges By-law of the City. Also, the financial requirements of any other commenting agency
must be met.

Conclusion
In accordance with subsection 34(17) of the Planning Act, Council is given authority to
determine if further public notice is required. Since the requested revisions to the applications
are not considered major changes to the development, it is recommended that no further public
notice be required.
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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1.

The proposed 148 horizontal multiple dwellings on a private condominium road is
consistent with the overall intent, goals and objectives of Mississauga Official Plan as the
site is located on the periphery of the Mineola Neighbourhood, on Cawthra Road and will
not destabilize the surrounding residential neighbourhood.

2.

The proposed built form is appropriate given the surrounding land uses and has been
designed to minimize impacts from shadowing and overlook onto adjacent properties.
Building heights and setbacks are consistent with existing and planned developments in the
immediate area.

3.

The proposed official plan provisions and zoning standards, as identified, are appropriate to
accommodate the requested uses.

Prior to the passage of the implementing official plan amendment and zoning by-law by Council,
the applicant will be required to execute a Section 37 agreement to the satisfaction of the City.

Attachments
Appendix
Appendix
Appendix
Appendix
Appendix
Appendix

1:
2:
3:
4:
5:
6:

Information Report
Revised Concept Plan
Revised Elevations
Context Plan
Overall Concept Plan, May 22,2003, Information Report for OZ 02/036 W1
Revised Summary of Existing and Proposed Zoning Provisions

Edward R. Sajecki, Commissioner of Planning and Building
Prepared by: Ashlee Rivet, Development Planner
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'DWH 1RYHPEHU

7R &KDLUDQG0HPEHUVRI3ODQQLQJDQG'HYHORSPHQW
&RPPLWWHH

)URP (GZDUG56DMHFNL&RPPLVVLRQHURI3ODQQLQJDQG
%XLOGLQJ


2ULJLQDWRU¶VILOH
2=:


0HHWLQJ GDWH





Subject
PUBLIC MEETING INFORMATION REPORT (WARD 1)
Applications to permit 154 horizontal multiple dwellings on a private condominium road
1174 - 1206 Cawthra Road
West side of Cawthra Road, south of Atwater Avenue
Owner: Queenscorp (Cawthra South) Inc.
File: OZ 16/002 W1


Recommendation
7KDWWKHUHSRUWGDWHG1RYHPEHUIURPWKH&RPPLVVLRQHURI3ODQQLQJDQG%XLOGLQJ
UHJDUGLQJWKHDSSOLFDWLRQVE\4XHHQVFRUS &DZWKUD6RXWK ,QFWRSHUPLWKRUL]RQWDOPXOWLSOH
GZHOOLQJVRQDSULYDWHFRQGRPLQLXPURDGXQGHU)LOH2=:&DZWKUD5RDG
EHUHFHLYHGIRULQIRUPDWLRQ



Report Highlights

·7KLVUHSRUWKDVEHHQSUHSDUHGIRUDSXEOLFPHHWLQJWRKHDUIURPWKHFRPPXQLW\
·7KHSURSRVHGGHYHORSPHQWUHTXLUHVDPHQGPHQWVWRWKHRIILFLDOSODQDQG]RQLQJE\ODZ
·&RPPXQLW\FRQFHUQVLGHQWLILHG WRGDWHUHODWHWRKHLJKWDQGGHQVLW\WUDIILFVFKRRO
DFFRPPRGDWLRQVYLVLWRUSDUNLQJ DQGVWRUPZDWHUPDQDJHPHQW
·3ULRUWRWKHQH[WUHSRUWPDWWHUVWREHFRQVLGHUHGLQFOXGHWKHDSSURSULDWHQHVVRIWKH
SURSRVHGDPHQGPHQWVDQGWKHVDWLVIDFWRU\UHVROXWLRQRIRWKHUWHFKQLFDOUHTXLUHPHQWVDQG
VWXGLHVUHODWHGWRWKHSURMHFW

Background
7KHDSSOLFDWLRQVKDYHEHHQFLUFXODWHGIRUWHFKQLFDOFRPPHQWVDQGDFRPPXQLW\PHHWLQJKDV
EHHQKHOG7KHSXUSRVHRIWKLVUHSRUWLVWRSURYLGHSUHOLPLQDU\LQIRUPDWLRQRQWKHDSSOLFDWLRQV
DQGWRVHHNFRPPHQWVIURPWKHFRPPXQLW\
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2ULJLQDWRU VILOH2=:

Comments
THE PROPERTY AND THE NEIGHBOURHOOD
Size and Use
)URQWDJH

'HSWK
*URVV/RW$UHD
([LVWLQJ8VHV

P IW DORQJ&DZWKUD5RDG
P IW 
KD DF 
DQG&DZWKUD5RDGDUH
RFFXSLHGE\GHWDFKHGGZHOOLQJVDQG
UHODWHGDFFHVVRU\EXLOGLQJV7KH
GHWDFKHGGZHOOLQJVWKDWRFFXSLHGWKH
UHPDLQLQJSURSHUWLHVKDYHEHHQ
GHPROLVKHGDQGWKHODQGVDUHQRZ
YDFDQW


7KHSURSHUWLHVWKDWIRUPWKLVDSSOLFDWLRQDUHORFDWHGLQWKH0LQHROD 1HLJKERXUKRRG &KDUDFWHU
$UHDRQWKHZHVWVLGHRI&DZWKUD5RDGVRXWKRI$WZDWHU$YHQXHDQGQRUWKRIWKH&1UDLOZD\
5DSKDHO$YHQXH WHUPLQDWHVLQDGHDGHQGWRWKHZHVWRIWKHSURSHUWLHV7KHDUHDLVDQ
HVWDEOLVKHGUHVLGHQWLDOQHLJKERXUKRRG FKDUDFWHUL]HGE\PRVWO\GHWDFKHGDQGVHPLGHWDFKHG
GZHOOLQJVZLWKWKHH[FHSWLRQRIDFRQGRPLQLXPWRZQKRXVHGHYHORSPHQWDEXWWLQJWKH &1
UDLOZD\WRWKHVRXWK7KHODQGVRQWKHHDVWVLGHRI&DZWKUD5RDGDUHLQWKH/DNHYLHZ
1HLJKERXUKRRG &KDUDFWHU$UHDDQGDUHFKDUDFWHUL]HGE\WRZQKRXVHVDQGDSDUWPHQWEXLOGLQJV
6LWHJUDGHVJHQHUDOO\ IDOOIURPWKHQRUWKZHVWFRUQHUGRZQWRWKHVRXWKHDVWFRUQHURIWKH
SURSHUW\7KHODQGVFRQWDLQPDWXUHWUHHVDURXQGWKHSHULPHWHU

7KHVXUURXQGLQJODQGXVHVDUH
1RUWK 7KUHHSURSHUWLHVRFFXSLHGE\GHWDFKHGGZHOOLQJVDQGYDFDQWODQGVDWWKHVRXWKZHVW
FRUQHURI$WZDWHU$YHQXH DQG&DZWKUD5RDGVXEMHFWWRDFWLYH6LWH3ODQDSSOLFDWLRQ
63:IRUEDFNWREDFNVWDFNHGWRZQKRXVHV
(DVW
9LOODJH *UHHQ%RXOHYDUGWRZQKRXVHVDQGYDFDQWODQGV]RQHGIRUDSDUWPHQWV
WRZQKRXVHVDQGKRUL]RQWDOPXOWLSOHGZHOOLQJVRQWKHHDVWVLGHRI&DZWKUD5RDG
6RXWK 2QHGHWDFKHGGZHOOLQJDXQLWFRQGRPLQLXPWRZQKRXVHGHYHORSPHQWDQGWKH&1
UDLOZD\
:HVW 'HWDFKHGDQGVHPLGHWDFKHGGZHOOLQJV

,QIRUPDWLRQUHJDUGLQJ WKHKLVWRU\RIWKHVLWHLVIRXQGLQ$SSHQGL[ 

DETAILS OF THE PROJECT
7KHDSSOLFDQWLVSURSRVLQJKRUL]RQWDOPXOWLSOHGZHOOLQJVLQWKHIRUPRIEDFNWREDFN
WRZQKRXVHVVWDFNHGWRZQKRXVHVDQGEDFNWREDFNVWDFNHGWRZQKRXVHVLQEORFNVORFDWHGRQ
DSULYDWHFRQGRPLQLXPURDG VHH$SSHQGLFHVDQG 7KHSURSRVHGEDFNWREDFNWRZQKRXVHV
%ORFNVDQG DUHVWRUH\VSOXVDURRIWRSWHUUDFH7KHSURSRVHGVWDFNHGWRZQKRXVHV
%ORFNVDQG DQGEDFNWREDFNVWDFNHGWRZQKRXVHV %ORFN KDYHVWRUH\VDERYHD
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2ULJLQDWRU VILOH2=:

SDUWLDOO\ EHORZJURXQGEDVHPHQWOHYHO OHYHOVRIOLYLQJVSDFH DQGDURRIWRSWHUUDFH6LWH
DFFHVVLVSURSRVHGIURP&DZWKUD5RDGRSSRVLWH9LOODJH *UHHQ%RXOHYDUG$WRWDORI
SDUNLQJVSDFHVDUHSURSRVHGRIZKLFKDUHORFDWHGXQGHUJURXQGDQGWKHUHPDLQLQJDUH
VXUIDFHSDUNLQJVSDFHV7KHUHDUHDOVRELF\FOHSDUNLQJVSDFHVSURSRVHGLQWKH
XQGHUJURXQGJDUDJH
Development Proposal
$SSOLFDWLRQV
VXEPLWWHG
'HYHORSHU
2ZQHU
$SSOLFDQW
1XPEHURI
XQLWV

5HFHLYHG0DUFK
'HHPHGFRPSOHWH$SULO 
4XHHQVFRUS &DZWKUD6RXWK ,QF
(G:DUDQNLH4XHHQVFRUS*URXS
KRUL]RQWDOPXOWLSOHGZHOOLQJV 
EDFNWREDFNWRZQKRXVHVVWDFNHG
WRZQKRXVHVDQGEDFNWREDFN
VWDFNHGWRZQKRXVHV 

+HLJKW

VWRUH\VSDUWLDOO\ DERYHJURXQG
EDVHPHQWOHYHOURRIWRSWHUUDFH

/RW&RYHUDJH
)ORRU6SDFH
,QGH[
/DQGVFDSHG
$UHD
1HW'HQVLW\



*URVV)ORRU
$UHD
5RDGW\SH
$QWLFLSDWHG
3RSXODWLRQ

3DUNLQJ
UHVLGHQWVSDFHV
YLVLWRUVSDFHV
7RWDO
*UHHQ
,QLWLDWLYHV



XQLWVKD
XQLWVDF
P  IW 
3ULYDWHFRQGRPLQLXPURDG
 

$YHUDJHKRXVHKROGVL]HVIRUDOOXQLWV E\W\SH 
IRUWKH\HDU FLW\DYHUDJH EDVHGRQWKH
*URZWK)RUHFDVWVIRUWKH&LW\ RI
0LVVLVVDXJD

5HTXLUHG
3URSRVHG






/RZUHIOHFWLYHURRIWRSPDWHULDOVWR
FUHDWHDZKLWHURRI


$GGLWLRQDO LQIRUPDWLRQLVSURYLGHGLQ$SSHQGLFHVWR
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2ULJLQDWRU VILOH2=:

,PDJHRI
SUHYLRXV
FRQGLWLRQV
$XJXVW6RXUFH*RRJOH6WUHHWYLHZ 

,PDJHRI
H[LVWLQJ
FRQGLWLRQV

-XO\ 6RXUFH*RRJOH6WUHHWYLHZ 

5HQGHULQJRI
SURSRVHG
GHYHORSPHQW

LAND USE CONTROLS
7KHVXEMHFWODQGVDUHORFDWHGZLWKLQWKH0LQHROD 1HLJKERXUKRRG &KDUDFWHU$UHDDQGDUH
GHVLJQDWHGResidential Medium Density  Special Site 17KHVHSROLFLHVSHUPLWGHWDFKHG
VHPLGHWDFKHGDQGWRZQKRXVHGZHOOLQJVZLWKLQDQHWGHQVLW\UDQJHRIXQLWVSHUQHW
UHVLGHQWLDOKHFWDUH XQLWVSHUDFUH DQGHQFRXUDJHVWKHDVVHPEO\RISDUFHOV7KH
DSSOLFDWLRQVDUHQRWLQFRQIRUPLW\ZLWKWKHODQGXVHGHVLJQDWLRQ7KHDSSOLFDQWLVSURSRVLQJWR
FKDQJHWKHGHVLJQDWLRQWRResidential Medium Density  Special SiteWRSHUPLWKRUL]RQWDO
PXOWLSOHGZHOOLQJV7KHSURSRVDOKDVDGHQVLW\RIXQLWVKD XQLWVDF DQGDIORRU
VSDFHLQGH[ )6, RI

$UH]RQLQJLVSURSRVHGIURPR3-1 'HWDFKHG'ZHOOLQJV±7\SLFDO/RWV WRRM9 - Exception
+RUL]RQWDO0XOWLSOH 'ZHOOLQJVZLWKPRUHWKDQGZHOOLQJXQLWV WRSHUPLWEDFNWREDFN
WRZQKRXVHVVWDFNHGWRZQKRXVHVDQGEDFNWREDFNVWDFNHGWRZQKRXVHVLQDFFRUGDQFH
ZLWKWKHSURSRVHG]RQHVWDQGDUGVFRQWDLQHGZLWKLQ$SSHQGL[ 
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2ULJLQDWRU VILOH2=:

'HWDLOHGLQIRUPDWLRQUHJDUGLQJWKH2IILFLDO3ODQDQG=RQLQJ LVLQ$SSHQGLFHVDQG

Bonus Zoning
2Q6HSWHPEHU&RXQFLODGRSWHG&RUSRUDWH3ROLF\DQG3URFHGXUH±%RQXV
=RQLQJ ,QDFFRUGDQFHZLWK6HFWLRQRIWKHPlanning ActDQGSROLFLHVFRQWDLQHGLQWKH2IILFLDO
3ODQWKLVSROLF\HQDEOHVWKH&LW\WRVHFXUHFRPPXQLW\EHQHILWVZKHQLQFUHDVHVLQSHUPLWWHG
KHLJKWDQGRUGHQVLW\DUHGHHPHGWREHJRRGSODQQLQJ E\&RXQFLOWKURXJKWKHDSSURYDORID
GHYHORSPHQWDSSOLFDWLRQ6KRXOGWKHVHDSSOLFDWLRQVEHDSSURYHGE\&RXQFLOWKH&LW\ZLOOUHSRUW
EDFNWR3ODQQLQJ DQG'HYHORSPHQW&RPPLWWHHRQWKHSURYLVLRQRIFRPPXQLW\EHQHILWVDVD
FRQGLWLRQRIDSSURYDO

WHAT DID THE COMMUNITY SAY?
$FRPPXQLW\PHHWLQJZDVKHOGE\:DUG&RXQFLOORU-LP7RYH\RQ6HSWHPEHU

&RPPHQWVPDGHE\WKHFRPPXQLW\DUHOLVWHGEHORZ7KH\ZLOOEHDGGUHVVHGDORQJZLWK
FRPPHQWVUDLVHGDWWKHSXEOLFPHHWLQJLQWKH5HFRPPHQGDWLRQ5HSRUWZKLFKZLOOFRPHDWD
ODWHUGDWH

· 7KHSURSRVHGGHYHORSPHQWLVRXWRIFKDUDFWHUZLWKWKHVXUURXQGLQJQHLJKERXUKRRG ,WLVWRR
GHQVHDQGWRRWDOO
· 7UDIILFLVDOUHDG\DQLVVXHRQ&DZWKUD5RDGHVSHFLDOO\GXULQJVFKRROGURSRIISLFNXS
KRXUV$GGLWLRQDO WUDIILFJHQHUDWHG E\WKHSURSRVHGGHYHORSPHQWDQGRWKHUGHYHORSPHQWVLQ
WKHLPPHGLDWHDUHDZLOOFUHDWHXQVDIHFRQGLWLRQV
· ,QVXIILFLHQWYLVLWRUSDUNLQJZLOOUHVXOWLQRQVWUHHWSDUNLQJRQWKHVXUURXQGLQJUHVLGHQWLDO
VWUHHWV
· 7KHSURSRVHGSHGHVWULDQFRQQHFWLRQIURP5DSKDHO$YHQXH LQWR WKHSURSRVHGGHYHORSPHQW
LVDFRQFHUQ
· 7KHQHLJKERXUKRRG VFKRROVDUHDWFDSDFLW\
· 7KHUHKDYHEHHQIORRGLQJ LVVXHVLQWKHDUHD

$SHWLWLRQOHWWHUZLWKVLJQDWXUHV KRXVHKROGV IURPPHPEHUVRIWKH0LQHROD (DVW
&RPPXQLW\KDVEHHQUHFHLYHGE\WKH3ODQQLQJ DQG%XLOGLQJ'HSDUWPHQWRSSRVLQJWKH
SURSRVHGGHYHORSPHQW

DEVELOPMENT ISSUES
$JHQF\FRPPHQWVDUHVXPPDUL]HGLQ$SSHQGL[ DQGVFKRRODFFRPPRGDWLRQLQIRUPDWLRQLV
FRQWDLQHGLQ$SSHQGL[ %DVHGRQWKHFRPPHQWVUHFHLYHGDQGWKHDSSOLFDEOH0LVVLVVDXJD
2IILFLDO3ODQSROLFLHVWKHIROORZLQJPDWWHUVZLOOKDYHWREHDGGUHVVHG
·
·

$UHWKHSROLFLHVDQGSULQFLSOHVRI0LVVLVVDXJD2IILFLDO3ODQPDLQWDLQHGE\WKLVSURMHFW"
,VWKHSURSRVHGKHLJKWGHQVLW\DQGPDVVLQJDSSURSULDWH DQGFRPSDWLEOHZLWKWKHH[LVWLQJ
DQGSODQQHGFKDUDFWHURIWKHDUHD"
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2ULJLQDWRU VILOH2=:

$UHKRUL]RQWDOPXOWLSOHGZHOOLQJVDFRPSDWLEOHEXLOWIRUPZLWKWKHVXUURXQGLQJODQGXVHV"
,VWKHSURSRVHGVLWHDFFHVVDQGLQWHUQDO URDGFRQILJXUDWLRQDSSURSULDWH"
,VWKHSURSRVHGJUDGLQJDQGWKHUHVXOWLQJUHWDLQLQJZDOOVDQGVWDLUVDSSURSULDWH"
$UHWKHSURSRVHGSDUWLDOO\EHORZJURXQGXQLWVDFFHSWDEOH"
$UHWKHSURSRVHG]RQLQJUHJXODWLRQVDFFHSWDEOH"
,VWKHGHVLJQORFDWLRQDQGRULHQWDWLRQRIWKHSURSRVHGDPHQLW\DUHDVDSSURSULDWH"
+DYHDOORWKHUWHFKQLFDOUHTXLUHPHQWVDQGVWXGLHVLQFOXGLQJVWRUPZDWHUPDQDJHPHQWDQG
WUDIILFLPSDFWVEHHQDGGUHVVHGDQGIRXQGWREHDFFHSWDEOH"


$UHSRUWWLWOHG+RUL]RQWDO 0XOWLSOH 'ZHOOLQJV±8UEDQ'HVLJQ*XLGHOLQHV $OO:DUGV ZDV
FRQVLGHUHGE\3ODQQLQJ DQG'HYHORSPHQW&RPPLWWHHRQ6HSWHPEHU7KHUHSRUW
RXWOLQHGDVHULHVRIFRQFHUQVZLWKUHFHQW+RUL]RQWDO0XOWLSOH 'ZHOOLQJGHYHORSPHQWDSSOLFDWLRQV
7KHSURSRVHGGHYHORSPHQWGHPRQVWUDWHVVRPHRIWKHVHFRQFHUQVZKLFKZLOOEHDGGUHVVHG
WKURXJKWKHSURFHVVLQJRIWKHDSSOLFDWLRQDQGLQWKH5HFRPPHQGDWLRQ5HSRUWDWDODWHUGDWH

OTHER INFORMATION
7KHDSSOLFDQWKDVVXEPLWWHGWKHIROORZLQJLQIRUPDWLRQLQVXSSRUWRIWKHDSSOLFDWLRQV
·
3ODQQLQJ-XVWLILFDWLRQ5HSRUW
·
'UDIW2IILFLDO3ODQ$PHQGPHQW
·
'UDIW=RQLQJ %\ODZ$PHQGPHQW
·
&RQFHSW3ODQ
·
3UHOLPLQDU\(OHYDWLRQV)ORRU 3ODQV
·
6LWH6HFWLRQV
·
$UERULVW5HSRUWDQG7UHH3UHVHUYDWLRQ3ODQ
·
/DQGVFDSH3ODQ
·
)XQFWLRQDO6HUYLFLQJ5HSRUW3UHOLPLQDU\6WRUPZDWHU0DQDJHPHQW 5HSRUW
·
*UDGLQJ6HUYLFLQJ 3ODQV
·
7UDIILF,PSDFWDQG3DUNLQJ8WLOL]DWLRQ 6WXG\
·
6LJQDO:DUUDQW$QDO\VLV
·
6WDJHDQG$UFKDHRORJLFDO $VVHVVPHQWV
·
3KDVH(QYLURQPHQWDO6LWH$VVHVVPHQW
·
6XQ6KDGRZ6WXG\
·
1RLVH)HDVLELOLW\6WXG\
·
3DUFHO5HJLVWHU

Development Requirements
7KHUHDUHHQJLQHHULQJPDWWHUVLQFOXGLQJ JUDGLQJVHUYLFLQJVWRUPZDWHUPDQDJHPHQWDQGQRLVH
PLWLJDWLRQPHDVXUHVZKLFKZLOOUHTXLUHWKHDSSOLFDQWWRHQWHULQWRDJUHHPHQWVZLWKWKH&LW\
3ULRUWRDQ\GHYHORSPHQWSURFHHGLQJRQVLWHWKH&LW\ZLOOUHTXLUHWKHVXEPLVVLRQDQGUHYLHZRI
DQDSSOLFDWLRQ IRUVLWHSODQDSSURYDO
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2ULJLQDWRU VILOH2=:

Financial Impact
'HYHORSPHQWFKDUJHVZLOOEHSD\DEOHDVUHTXLUHGE\WKH'HYHORSPHQW&KDUJHV%\ODZRIWKH
&LW\$OVRWKHILQDQFLDOUHTXLUHPHQWVRIDQ\RWKHUH[WHUQDOFRPPHQWLQJDJHQF\PXVWEHPHW


Conclusion
0RVWDJHQF\DQG&LW\GHSDUWPHQWFRPPHQWVKDYHEHHQUHFHLYHG7KH3ODQQLQJDQG%XLOGLQJ
'HSDUWPHQWZLOOPDNHDUHFRPPHQGDWLRQRQWKLVSURMHFWDIWHUWKHSXEOLFPHHWLQJKDVEHHQKHOG
DQGWKHLVVXHVKDYHEHHQUHVROYHG


Attachments
$SSHQGL[ 
$SSHQGL[ 
$SSHQGL[ 
$SSHQGL[ 
$SSHQGL[ 
$SSHQGL[ 
$SSHQGL[ 
$SSHQGL[ 
$SSHQGL[ 

$SSHQGL[ 
$SSHQGL[ 








6LWH+LVWRU\
$HULDO 3KRWRJUDSK
([FHUSWIURP0LQHROD 1HLJKERXUKRRG &KDUDFWHU$UHD/DQG8VH0DS
([LVWLQJ/DQG8VHDQG3URSRVHG=RQLQJ 0DS
&RQFHSW3ODQ
(OHYDWLRQV
$JHQF\&RPPHQWV
6FKRRO$FFRPPRGDWLRQ
6XPPDU\RI([LVWLQJDQG3URSRVHG0LVVLVVDXJD2IILFLDO3ODQ3ROLFLHVDQG
5HOHYDQW0LVVLVVDXJD2IILFLDO3ODQ3ROLFLHV
6XPPDU\RI([LVWLQJDQG3URSRVHG=RQLQJ 3URYLVLRQV
*HQHUDO&RQWH[W0DS



(GZDUG56DMHFNL&RPPLVVLRQHURI3ODQQLQJDQG%XLOGLQJ

3UHSDUHGE\ $VKOHH5LYHW'HYHORSPHQW3ODQQHU
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$SSHQGL[

Queenscorp (Cawthra South) Inc.

File: OZ 16/002 W1
Site History


· 2FWREHU±)XWXUH0XWXDO $FFHVV$JUHHPHQWDQG$FNQRZOHGJHPHQW
$JUHHPHQWPDGHEHWZHHQ&ODUHGDOH1RUVWDU,QFDQGWKH&LW\RI0LVVLVVDXJD
WKURXJKUH]RQLQJDSSOLFDWLRQ2=:IRUWKHODQGVDW&DZWKUD5RDG
VRXWKRIVXEMHFWSURSHUW\ 7KHDJUHHPHQWKDVWKHHIIHFWRIDOORZLQJDWHPSRUDU\
DFFHVVGULYHZD\WR&DZWKUD5RDGXQWLOVXFKWLPHDVWKHODQGVWRWKHQRUWKUHFHLYH
6LWH3ODQDSSURYDODQGDQ$FFHVV(DVHPHQWLVJUDQWHGRYHUWKHODQGVWRWKHQRUWK
IRUWKHSXUSRVHVRIYHKLFXODUDQGSHGHVWULDQDFFHVVWR&DZWKUD5RDGDW9LOODJH
*UHHQ%RXOHYDUG

· -XQH±=RQLQJ %\ODZ FDPHLQWRIRUFH7KH]RQLQJRIWKHODQGV
FKDQJHGIURPR4-1824 'HWDFKHG'ZHOOLQJV WRR3-1 'HWDFKHG'ZHOOLQJV 
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Queenscorp (Cawthra South) Inc.

$SSHQGL[
File: OZ 16/002 W1

Concept Plan
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Queenscorp (Cawthra South) Inc.

$SSHQGL[
File: OZ 16/002 W1

Elevations

7\SLFDO%DFNWR%DFN7RZQKRXVHV %ORFNVDQG 

7\SLFDO6WDFNHG7RZQKRXVHV %ORFNDQG 

7\SLFDO%DFNWR%DFN6WDFNHG7RZQKRXVHV %ORFN 
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Queenscorp (Cawthra South) Inc.

$SSHQGL[3DJH
File: OZ 16/002 W1

Agency Comments

7KHIROORZLQJ LVDVXPPDU\RIFRPPHQWVIURPDJHQFLHVDQGGHSDUWPHQWVUHJDUGLQJWKH
DSSOLFDWLRQV

Agency / Comment Date

Comment

5HJLRQRI3HHO
2FWREHU 

$)XQFWLRQDO6HUYLFLQJ5HSRUW 6WRUPZDWHU0DQDJHPHQW
5HSRUWVDWLVIDFWRU\WRWKH5HJLRQWRGHWHUPLQHDGHTXDF\RI
WKHH[LVWLQJVHUYLFHVIRUWKHSURSRVHGGHYHORSPHQWLVUHTXLUHG
SULRUWRILQDODSSURYDO$QXSGDWHGUHSRUWKDVEHHQUHFHLYHG
ZLWKWKHVHFRQGVXEPLVVLRQDQGLVXQGHUUHYLHZ:LWKUHJDUGV
WRODQGGHGLFDWLRQVUHTXLUHGIRU&DZWKUD5RDG5HJLRQDOVWDII
DUHFXUUHQWO\ZRUNLQJZLWKWKHDSSOLFDQWWRGHWHUPLQHWKH
H[WHQWRIODQGGHGLFDWLRQVUHTXLUHG$GGLWLRQDOO\ WKH5HJLRQ
UHTXLUHVWKHHVWDEOLVKPHQWRIDQLQWHUQDOFRQQHFWLRQHDVHPHQW
WRWKHSURSHUWLHVQRUWKDQGVRXWKRIWKHVXEMHFWODQGVWR
IDFLOLWDWHDIXOOPRYHPHQWDFFHVVRQWR&DZWKUD5RDGDW9LOODJH
*UHHQ%RXOHYDUG:LWKWKHHVWDEOLVKPHQWRIWKLVLQWHUQDO
FRQQHFWLRQWRWKHSURSHUWLHVWRWKHQRUWKDQGVRXWKWKH
SURSRVHG:DVWH&ROOHFWLRQVWDJLQJDUHDZLOOEHUHTXLUHGWREH
UHORFDWHGZKLOHVWLOODGKHULQJWRWKH5HJLRQRI3HHO:DVWH
'HVLJQ6WDQGDUG0DQXDO

'XIIHULQ3HHO&DWKROLF
'LVWULFW6FKRRO%RDUGDQG
WKH3HHO'LVWULFW6FKRRO
%RDUG 2FWREHUDQG
 

%RWK6FKRRO%RDUGVUHVSRQGHGWKDWWKH\DUHVDWLVILHGZLWKWKH
FXUUHQWSURYLVLRQRIHGXFDWLRQDOIDFLOLWLHVIRUWKHFDWFKPHQW
DUHDDQGDVVXFKWKHVFKRRODFFRPPRGDWLRQFRQGLWLRQDV
UHTXLUHGE\WKH&LW\RI0LVVLVVDXJD&RXQFLO5HVROXWLRQ
SHUWDLQLQJ WRVDWLVIDFWRU\DUUDQJHPHQWVUHJDUGLQJWKH
DGHTXDWHSURYLVLRQDQGGLVWULEXWLRQRIHGXFDWLRQDOIDFLOLWLHV
QHHGQRWEHDSSOLHGIRUWKHVHGHYHORSPHQWDSSOLFDWLRQV

,IDSSURYHG ERWK6FKRRO%RDUGVUHTXLUHWKDWFHUWDLQZDUQLQJ
FODXVHVUHJDUGLQJWUDQVSRUWDWLRQVLJQDJHDQGWHPSRUDU\
DFFRPPRGDWLRQEHLQFOXGHGLQDQ\'HYHORSPHQW6HUYLFLQJ
$JUHHPHQWDQG$JUHHPHQWVRI3XUFKDVHDQG6DOH

&LW\&RPPXQLW\6HUYLFHV
'HSDUWPHQW±3DUNVDQG
)RUHVWU\'LYLVLRQ3DUN
3ODQQLQJ6HFWLRQ
2FWREHU 

7KHVXEMHFWVLWHLVORFDWHGZLWKLQP IW RI9LOODJH
*UHHQ3DUNZKLFKLV]RQHGOS1 2SHQ6SDFH±&RPPXQLW\
3DUN 7KHSDUNFRQWDLQVDSOD\VLWH

6WUHHWWUHHFRQWULEXWLRQVZLOOEHUHTXLUHGDORQJ&DZWKUD5RDG
3ULRUWRWKHLVVXDQFHRIEXLOGLQJ SHUPLWVIRUHDFKORWRUEORFN
FDVKLQOLHXIRUSDUNRURWKHUSXEOLFUHFUHDWLRQDOSXUSRVHVLV
UHTXLUHGSXUVXDQWWR6HFWLRQRIWKHPlanning ActDQGLQ
DFFRUGDQFHZLWK&LW\ V3ROLFLHVDQG%\ODZV
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$SSHQGL[3DJH
File: OZ 16/002 W1

Agency / Comment Date

Comment

&LW\&RPPXQLW\6HUYLFHV
'HSDUWPHQW±+HULWDJH
3ODQQLQJ
2FWREHU 

6WDJHDQG6WDJH$UFKDHRORJLFDO$VVHVVPHQWUHSRUWVKDYH
EHHQVXEPLWWHGDQGDUHXQGHUUHYLHZ7KHFRUUHVSRQGLQJ
0LQLVWU\ RI7RXULVP&XOWXUHDQG6SRUWOHWWHUVDUHSHQGLQJ 

&LW\7UDQVSRUWDWLRQDQG
:RUNV'HSDUWPHQW 7 : 
2FWREHU 

,QFRPPHQWVGDWHG2FWREHUWKLVGHSDUWPHQW
FRQILUPHGUHFHLSWRID)XQFWLRQDO6HUYLFLQJ5HSRUW6LWH
*UDGLQJ6HUYLFLQJ 3ODQV1RLVH)HDVLELOLW\6WXG\6LWH3ODQ
7UDQVSRUWDWLRQ,PSDFW6WXG\DQG3KDVH(QYLURQPHQWDO6LWH
$VVHVVPHQWFLUFXODWHGE\WKH3ODQQLQJDQG%XLOGLQJ
'HSDUWPHQW
1RWZLWKVWDQGLQJWKHILQGLQJVRIWKHVHUHSRUWVDQGGUDZLQJV
WKHDSSOLFDQWKDVEHHQUHTXHVWHGWRSURYLGH DGGLWLRQDO
WHFKQLFDOGHWDLOV'HYHORSPHQWPDWWHUVFXUUHQWO\XQGHUUHYLHZ
DQGFRQVLGHUDWLRQE\WKHGHSDUWPHQWLQFOXGH
·
·
·
·
·

*UDGLQJDQG6HUYLFLQJ
6WRUPZDWHU0DQDJHPHQW
7UDQVSRUWDWLRQ,PSDFWV
1RLVH)HDVLELOLW\6WXG\XSGDWH
2YHUDOOFRQFHSWEORFNSODQ LQFOXGLQJLQWHUFRQQHFWLRQVWR
WKHDGMDFHQWODQGVWRWKHQRUWKDQGVRXWK 

7KHDERYHDVSHFWVZLOOEHDGGUHVVHGLQGHWDLOSULRUWRWKH
5HFRPPHQGDWLRQ5HSRUW
5RJHUV&DEOH
0D\  

5RJHUV&RPPXQLFDWLRQV&DQDGD,QFKDVDHULDODQGEXULHG
ILEUHDQGFRD[LDOSODQWLQWKHZRUNLQJDUHDDQGORFDWHVZLOOEH
UHTXLUHGWRPDUNRXWDFWXDOORFDWLRQV([WUHPHFDXWLRQLV
DGYLVHGPDLQWDLQPLQLPXPRIP IW FOHDUDQFH

*27UDQVLW
0D\  

7KHVXEMHFWVLWHLVQRWLPPHGLDWHO\DGMDFHQWWREXWZLWKLQ
P IW RIWKH*27UDQVLW/DNHVKRUH:HVW&RUULGRU
7KH1RLVHDQG9LEUDWLRQ 6WXG\VXEPLWWHGGRHVQRWUHIOHFW
IXWXUHUDLOWUDIILFOHYHOVDQWLFLSDWHGRQWKH/DNHVKRUH:HVW
&RUULGRU7KHDQDO\VLVLVWREHXSGDWHGDFFRUGLQJO\

7KHDSSOLFDQWVKDOOJUDQW0HWUROLQ[ DQHQYLURQPHQWDO
HDVHPHQWIRURSHUDWLRQDOHPLVVLRQVUHJLVWHUHGRQWLWOHDJDLQVW
WKHVXEMHFWUHVLGHQWLDOGZHOOLQJVLQIDYRXURI0HWUROLQ[

,IDSSURYHG *27UDQVLWZLOOUHTXLUHWKDWFHUWDLQZDUQLQJ
FODXVHVUHJDUGLQJQRLVHDQGYLEUDWLRQIURPWKH*27UDQVLW
/DNHVKRUH:HVW&RUULGRUVKDOOEHLQFOXGHGLQDQ\
'HYHORSPHQW6HUYLFLQJ$JUHHPHQWDQG$JUHHPHQWVRI
3XUFKDVHDQG6DOH
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$SSHQGL[3DJH
File: OZ 16/002 W1

Agency / Comment Date

Comment

2WKHU&LW\'HSDUWPHQWV
DQG([WHUQDO$JHQFLHV

7KHIROORZLQJ &LW\'HSDUWPHQWVDQGH[WHUQDODJHQFLHVRIIHUHG
QRREMHFWLRQWRWKHVHDSSOLFDWLRQVSURYLGHGWKDWDOOWHFKQLFDO
PDWWHUVDUHDGGUHVVHGLQDVDWLVIDFWRU\PDQQHU

· )LUHDQG(PHUJHQF\6HUYLFHV
· &XOWXUH3ODQQLQJ &RPPXQLW\6HUYLFHV'HSDUWPHQW
· 0LVVLVVDXJD7UDQVLW
· (QHUVRXUFH+\GUR0LVVLVVDXJD
· &DQDGD3RVW
· (QEULGJH*DV'LVWULEXWLRQ,QF
· *UHDWHU7RURQWR$LUSRUWV$XWKRULW\

7KHIROORZLQJ &LW\'HSDUWPHQWVDQGH[WHUQDODJHQFLHVZHUH
FLUFXODWHGWKHDSSOLFDWLRQVEXWSURYLGHG QRFRPPHQWV

· 8UEDQ)RUHVWU\&RPPXQLW\6HUYLFHV'HSDUWPHQW
· 5HDOW\6HUYLFHV&RUSRUDWH6HUYLFHV'HSDUWPHQW
· %HOO&DQDGD
· &RQVHLO6FRODLUHGH'LVWULTXH&HQWUH6XG
· &RQVHLO6FRODLUH9LDPRQGH
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$SSHQGL[
File: OZ 16/002 W1

School Accommodation
The Peel District School Board

The Dufferin-Peel Catholic District School
Board





·





·


6WXGHQW<LHOG






(QUROPHQW
&DSDFLW\
3RUWDEOHV




.LQGHUJDUWHQWR*UDGH
*UDGHWR*UDGH

6FKRRO$FFRPPRGDWLRQ
-DQHW,0F'RXJDOG 3XEOLF6FKRRO




$OODQ $0DUWLQ3XEOLF6FKRRO







(QUROPHQW
&DSDFLW\
3RUWDEOHV






(QUROPHQW
&DSDFLW\
3RUWDEOHV





&DZWKUD3DUN6HFRQGDU\6FKRRO




1RWH&DSDFLW\UHIOHFWVWKH0LQLVWU\ RI
(GXFDWLRQUDWHGFDSDFLW\QRWWKH%RDUGUDWHG
FDSDFLW\UHVXOWLQJLQWKHUHTXLUHPHQWRI
SRUWDEOHV



· 6WXGHQW<LHOG

 
-XQLRU.LQGHUJDUWHQWR*UDGH

*UDGHWR*UDGH

· 6FKRRO$FFRPPRGDWLRQ

6W'RPLQLF6HSDUDWH6FKRRO






(QUROPHQW
&DSDFLW\
3RUWDEOHV






(QUROPHQW
&DSDFLW\
3RUWDEOHV







6W3DXO6HFRQGDU\6FKRRO
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$SSHQGL[3DJH
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Summary of Existing and Proposed Mississauga Official Plan Policies and Relevant
Mississauga Official Plan Policies
Current Mississauga Official Plan Designation and Policies for the Mineola
Neighbourhood Character Area
Residential Medium Density  Special Site 1ZKLFKSHUPLWVGHWDFKHGVHPLGHWDFKHGDQG
WRZQKRXVHGZHOOLQJVZLWKLQDQHWGHQVLW\UDQJHRIXQLWVSHUQHWUHVLGHQWLDOKHFWDUH 
XQLWVSHUQHWUHVLGHQWLDODFUH 7KHSROLFLHVDOVRHQFRXUDJHWKHDVVHPEO\RIVHSDUDWHSDUFHOV

&DZWKUD5RDGLVGHVLJQDWHGDVDCorridor 

Chapter 5  Direct Growth

Proposed Official Plan Amendment Provisions
7KHODQGVDUHSURSRVHGWREHGHVLJQDWHGResidential Medium Density  Special SiteWR
SHUPLWKRUL]RQWDOPXOWLSOHGZHOOLQJV

Relevant Mississauga Official Plan Policies
7KHUHDUHQXPHURXVSROLFLHVWKDWDSSO\LQUHYLHZLQJWKHVHDSSOLFDWLRQV$QRYHUYLHZRIVRPHRI
WKHVHSROLFLHVLVIRXQGEHORZ

Specific Policies General Intent

6HFWLRQ±
1HLJKERXUKRRGV ZLOOQRWEHWKHIRFXVIRULQWHQVLILFDWLRQDQG
1HLJKERXUKRRGV VKRXOGEHUHJDUGHGDVVWDEOHUHVLGHQWLDODUHDVZKHUHWKHH[LVWLQJ
FKDUDFWHULVWREHSUHVHUYHG

5HVLGHQWLDOLQWHQVLILFDWLRQZLWKLQ1HLJKERXUKRRGV ZLOO
JHQHUDOO\ RFFXUWKURXJKLQILOOLQJ DQGWKHGHYHORSPHQW RIH[LVWLQJ
FRPPHUFLDOVLWHVDVPL[HGXVHDUHDV

:KHUHKLJKHUGHQVLW\XVHVDUHSURSRVHGWKH\VKRXOGEH
ORFDWHGRQVLWHVLGHQWLILHG E\DORFDODUHDUHYLHZDORQJ&RUULGRUVRU
LQFRQMXQFWLRQZLWKH[LVWLQJDSDUWPHQWVLWHVRUFRPPHUFLDOFHQWUHV

,QWHQVLILFDWLRQ ZLWKLQ1HLJKERXUKRRGV PD\EHFRQVLGHUHG
ZKHUHWKHSURSRVHGGHYHORSPHQWLVFRPSDWLEOHLQEXLOWIRUPDQG
VFDOHWRWKHVXUURXQGLQJGHYHORSPHQWHQKDQFHVWKHH[LVWLQJRU
SODQQHGGHYHORSPHQWDQGLVFRQVLVWHQWZLWKWKHSROLFLHVRIWKLV3ODQ

'HYHORSPHQWZLOOEHVHQVLWLYHWRWKHH[LVWLQJDQGSODQQHG
FRQWH[WDQGZLOOLQFOXGHDSSURSULDWHWUDQVLWLRQVLQXVHEXLOWIRUP
GHQVLW\DQGVFDOH
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Chapter 5  Direct Growth



Specific Policies
6HFWLRQ±
&RUULGRUV


Chapter 8  Create a Multi-Modal
City

Chapter 7  Complete Communities

6HFWLRQ±
+RXVLQJ

6HFWLRQ±
5RDG1HWZRUN



$SSHQGL[3DJH
File: OZ 16/002 W1

General Intent
'HYHORSPHQWRQ&RUULGRUVVKRXOGEHFRPSDFWPL[HGXVHDQG
WUDQVLWIULHQGO\DQGDSSURSULDWHWRWKHFRQWH[WRIWKHVXUURXQGLQJ
1HLJKERXUKRRG 

:KHUHKLJKHUGHQVLW\XVHVZLWKLQ1HLJKERXUKRRGV DUHGLUHFWHG
WR&RUULGRUVGHYHORSPHQWZLOOEHUHTXLUHGWRKDYHUHJDUGIRUWKH
FKDUDFWHURIWKH1HLJKERXUKRRGV DQGSURYLGH DSSURSULDWHWUDQVLWLRQV
LQKHLJKW EXLOWIRUPDQGGHQVLW\WRWKHVXUURXQGLQJODQGV

/DQGXVHVDQGEXLOGLQJ HQWUDQFHVZLOOEHRULHQWHGWRWKH
&RUULGRUZKHUHSRVVLEOHDQGVXUURXQGLQJODQGXVHGHYHORSPHQW
SDWWHUQVSHUPLW
0LVVLVVDXJDZLOOHQVXUHWKDWKRXVLQJLVSURYLGHGLQDPDQQHU
WKDWPD[LPL]HVWKHXVHRIFRPPXQLW\LQIUDVWUXFWXUHDQGHQJLQHHULQJ
VHUYLFHVZKLOHPHHWLQJWKHKRXVLQJQHHGVDQGSUHIHUHQFHVRI
0LVVLVVDXJDUHVLGHQWV

0LVVLVVDXJDZLOOSURYLGHRSSRUWXQLWLHVIRU
D 7KHGHYHORSPHQWRIDUDQJHRIKRXVLQJFKRLFHVLQWHUPVRI
W\SHWHQXUHDQGSULFH
E 7KHSURGXFWLRQRIDYDULHW\RIDIIRUGDEOHGZHOOLQJ W\SHVIRU
ERWKWKHRZQHUVKLSDQGUHQWDOPDUNHWVDQG
F 7KHSURGXFWLRQRIKRXVLQJIRUWKRVHZLWKVSHFLDOQHHGVVXFK
DVKRXVLQJIRUWKHHOGHUO\DQGVKHOWHUV

'HVLJQVROXWLRQVWKDWVXSSRUWKRXVLQJDIIRUGDELOLW\ ZKLOH
PDLQWDLQLQJDSSURSULDWHIXQFWLRQDODQGDHVWKHWLFTXDOLW\ZLOOEH
HQFRXUDJHG
0LVVLVVDXJDZLOOVWULYHWRFUHDWHDILQHJUDLQHGV\VWHPRI
URDGVWKDWVHHNVWRLQFUHDVHWKHQXPEHURIURDGLQWHUVHFWLRQVDQG
RYHUDOOFRQQHFWLYLW\WKURXJKRXWWKHFLW\

$GGLWLRQDO URDGVPD\EHLGHQWLILHG GXULQJWKHUHYLHZRI
GHYHORSPHQWDSSOLFDWLRQVDQGWKURXJKWKHORFDODUHDUHYLHZSURFHVV
7KH&LW\PD\UHTXLUHWKHFRPSOHWLRQRIURDGFRQQHFWLRQVDQGZKHUH
DSSURSULDWHWKHFUHDWLRQRIDGHQVHUURDGSDWWHUQWKURXJKWKH
FRQVWUXFWLRQRIQHZURDGV

)XWXUHDGGLWLRQVWRWKHURDGQHWZRUNVKRXOGEHSXEOLFURDGV
3XEOLFHDVHPHQWVPD\EHUHTXLUHGZKHUHSULYDWHURDGVDUH
SHUPLWWHG
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Section 9  Building a Desirable Urban Form



Specific Policies
6HFWLRQ±
,QWURGXFWLRQ








6HFWLRQ±
1RQ
,QWHQVLILFDWLRQ
$UHDV



$SSHQGL[3DJH
File: OZ 16/002 W1

General Intent
'HYHORSPHQWRQ&RUULGRUVZLOOEHFRQVLVWHQWZLWKH[LVWLQJRU
SODQQHGFKDUDFWHUVHHNRSSRUWXQLWLHVWRHQKDQFHWKH&RUULGRUDQG
SURYLGHDSSURSULDWH WUDQVLWLRQVWRQHLJKERXULQJ XVHV

1HZGHYHORSPHQWSURSRVHGRQDGMDFHQWODQGVWRH[LVWLQJRU
SODQQHGFRUULGRUVDQGWUDQVSRUWDWLRQIDFLOLWLHVVKRXOGEHFRPSDWLEOH
ZLWKDQGVXSSRUWLYHRIWKHORQJWHUPSXUSRVHVRIWKHFRUULGRUDQG
VKRXOGEHGHVLJQHGWRDYRLGPLWLJDWHRUPLQLPL]HDGYHUVHLPSDFWV
RQDQGIURPWKHFRUULGRUDQGWUDQVSRUWDWLRQIDFLOLWLHV

:KLOHQHZGHYHORSPHQWQHHGQRWPLUURUH[LVWLQJ
GHYHORSPHQWQHZGHYHORSPHQWLQ1HLJKERXUKRRGV ZLOO
D UHVSHFWH[LVWLQJORWWLQJSDWWHUQV
E UHVSHFWWKHFRQWLQXLW\RIIURQWUHDUDQGVLGH\DUGVHWEDFNV
F UHVSHFWWKHVFDOHDQGFKDUDFWHURIWKHVXUURXQGLQJDUHD
G PLQLPL]HRYHUVKDGRZLQJDQGRYHUORRN RQDGMDFHQW
QHLJKERXUV
H LQFRUSRUDWHVWRUPZDWHUEHVWPDQDJHPHQWSUDFWLFHV
I SUHVHUYHPDWXUHKLJKTXDOLW\WUHHVDQGHQVXUHUHSODFHPHQWRI
WKHWUHHFDQRS\DQG
J EHGHVLJQHGWRUHVSHFWWKHH[LVWLQJVFDOHPDVVLQJFKDUDFWHU
DQGJUDGHVRIWKHVXUURXQGLQJDUHD

'HYHORSPHQWRQ&RUULGRUVZLOOEHHQFRXUDJHGWR
D DVVHPEOHVPDOOODQGSDUFHOVWRFUHDWHHIILFLHQWGHYHORSPHQW
SDUFHOV
E IDFHWKHVWUHHWH[FHSWZKHUHSUHGRPLQDWHGHYHORSPHQW
SDWWHUQVGLFWDWHRWKHUZLVH
F QRWORFDWHSDUNLQJEHWZHHQWKHEXLOGLQJ DQGWKHVWUHHW
G VLWHEXLOGLQJVWRIUDPHWKHVWUHHW
I VXSSRUWWUDQVLWDQGDFWLYHWUDQVSRUWDWLRQPRGHV
J FRQVROLGDWHDFFHVVSRLQWVDQGHQFRXUDJHVKDUHGSDUNLQJ
VHUYLFHDUHDVDQGGULYHZD\HQWUDQFHVDQG
K SURYLGHFRQFHSWSODQVWKDWVKRZKRZWKHVLWHFDQEH
GHYHORSHG ZLWKVXUURXQGLQJODQGV
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$SSHQGL[3DJH
File: OZ 16/002 W1



Chapter 9  Building a Desirable Urban Form



Specific Policies
6HFWLRQ±
3XEOLF5HDOP




























6HFWLRQ±6LWH
'HYHORSPHQWDQG
%XLOGLQJV

General Intent
'HYHORSPHQWZLOOEHGHVLJQHGWR
G DFKLHYHDVWUHHWQHWZRUNWKDWFRQQHFWVWRDGMDFHQWVWUHHWV
DQGQHLJKERXUKRRGVDWUHJXODULQWHUYDOVZKHUHYHUSRVVLEOH
H PHHWXQLYHUVDOGHVLJQSULQFLSOHV
J EHSHGHVWULDQRULHQWHGDQGVFDOHGWRVXSSRUWWUDQVLWXVH
K EHDWWUDFWLYHVDIHDQGZDONDEOH
L DFFRPPRGDWHDPXOWLPRGDOWUDQVSRUWDWLRQV\VWHPDQG
M DOORZFRPPRQUHDUODQHZD\VRUSDUDOOHO VHUYLFHVWUHHWVWR
SURYLGHGLUHFWDFFHVVIRUORWVIURQWLQJDUWHULDOURDGVDQGPDMRU
FROOHFWRUURDGVZKHQDSSURSULDWH

7KHLPSURYHPHQWRIH[LVWLQJVWUHHWVDQGWKHGHVLJQRIQHZ
VWUHHWVVKRXOGHQKDQFHFRQQHFWLYLW\E\
D GHYHORSLQJ DILQHJUDLQHG V\VWHPRIURDGV
E XVLQJVKRUWVWUHHWVDQGVPDOOEORFNVDVPXFKDVSRVVLEOHWR
HQFRXUDJHSHGHVWULDQPRYHPHQW
F DYRLGLQJ VWUHHWFORVXUHVDQG
G PLQLPL]LQJFXOGHVDFVDQGGHDGHQGVWUHHWV

:KHUHFXOGHVDFDQGGHDGHQGVWUHHWVH[LVWDFFHVVLEOH
SDWKVWKDWSURYLGHVKRUWFXWVIRUZDONLQJDQGF\FOLQJDQGYHKLFXODU
DFFHVVVKRXOGEHFUHDWHGZKHUHSRVVLEOH

3ULYDWHRSHQVSDFHDQGRUDPHQLW\DUHDVZLOOEHUHTXLUHGIRU
DOOGHYHORSPHQW

5HVLGHQWLDOGHYHORSPHQWVRIVLJQLILFDQWVL]HZLOOEHUHTXLUHG
WRSURYLGH FRPPRQRXWGRRURQVLWHDPHQLW\DUHDVWKDWDUHVXLWDEOH
IRUWKHLQWHQGHGXVHUV

%XLOGLQJVDQGVLWHGHVLJQZLOOEHFRPSDWLEOHZLWKVLWH
FRQGLWLRQVWKHVXUURXQGLQJFRQWH[WDQGVXUURXQGLQJODQGVFDSHRI
WKHH[LVWLQJRUSODQQHG FKDUDFWHURIWKHDUHD
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Neighbourhoods

Chapter 16 -

Chapter 11  General
Land Use
Designations

Chapter 9  Building a Desirable Urban Form

Specific Policies


6HFWLRQ
5HVLGHQWLDO

6HFWLRQ±
*HQHUDO



$SSHQGL[3DJH
File: OZ 16/002 W1

General Intent
'HYHORSPHQWVVKRXOGEHFRPSDWLEOHDQGSURYLGHDSSURSULDWH
WUDQVLWLRQWRH[LVWLQJDQGSODQQHG GHYHORSPHQWE\KDYLQJ UHJDUGIRU
WKHIROORZLQJ HOHPHQWV
D 1DWXUDO+HULWDJH 6\VWHP
E 1DWXUDOKD]DUGV
F 1DWXUDODQGFXOWXUDOKHULWDJHIHDWXUHV
G 6WUHHWDQGEORFNSDWWHUQV
H 7KHVL]HDQGFRQILJXUDWLRQRISURSHUWLHVDORQJDVWUHHW
LQFOXGLQJORWIURQWDJHVDQGDUHDV
I &RQWLQXLW\DQGHQKDQFHPHQWRIVWUHHWVFDSHV
J 7KHVL]HDQGGLVWULEXWLRQRIEXLOGLQJ PDVVDQGKHLJKW
K )URQWVLGHDQGUHDU\DUGV
L 7KHRULHQWDWLRQ RIEXLOGLQJVVWUXFWXUHVDQGODQGVFDSHVRQD
SURSHUW\
M 9LHZVVXQOLJKWDQGZLQGFRQGLWLRQV
N 7KHORFDOYHUQDFXODUDQGDUFKLWHFWXUDOFKDUDFWHUDV
UHSUHVHQWHGE\WKHUK\WKPWH[WXUHVDQGEXLOGLQJ PDWHULDOV
O 3ULYDF\DQGRYHUORRNDQG
P 7KHIXQFWLRQDQGXVHRIEXLOGLQJV VWUXFWXUHVDQGODQGVFDSHV

'HYHORSPHQWSURSRVDOVZLOOGHPRQVWUDWHFRPSDWLELOLW\DQG
LQWHJUDWLRQ ZLWKVXUURXQGLQJODQGXVHVDQGWKHSXEOLFUHDOPE\
HQVXULQJWKDWDGHTXDWHSULYDF\VXQOLJKWDQGVN\YLHZVDUH
PDLQWDLQHGDQGWKDWPLFURFOLPDWLFFRQGLWLRQVDUHPLWLJDWHG 

6LWHGHYHORSPHQWVKRXOGUHVSHFWDQGPDLQWDLQH[LVWLQJ
JUDGHVRQVLWH
/DQGVGHVLJQDWHG5HVLGHQWLDO0HGLXP'HQVLW\ZLOOSHUPLW
WKHIROORZLQJ XVHV
D 7RZQKRXVHGZHOOLQJDQG
E $OOIRUPVRIKRUL]RQWDOPXOWLSOHGZHOOLQJV


)RUODQGVZLWKLQD1HLJKERXUKRRG DPD[LPXPEXLOGLQJ
KHLJKWRIIRXUVWRUH\VZLOODSSO\XQOHVV&KDUDFWHU$UHDSROLFLHV
VSHFLI\DOWHUQDWLYH EXLOGLQJKHLJKWUHTXLUHPHQWVRUXQWLOVXFKWLPHDV
DOWHUQDWLYH EXLOGLQJKHLJKWVDUHGHWHUPLQHGWKURXJKWKHUHYLHZRI
&KDUDFWHU$UHDSROLFLHV
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$SSHQGL[3DJH
File: OZ 16/002 W1


Specific Policies

General Intent

6HFWLRQ
0LQHROD

1RWZLWKVWDQGLQJ WKH5HVLGHQWLDO0HGLXP'HQVLW\SROLFLHV
RIWKLV3ODQWKH5HVLGHQWLDO0HGLXP'HQVLW\GHVLJQDWLRQSHUPLWV
RQO\WRZQKRXVHGZHOOLQJV

6SHFLDO6LWH
 7KHODQGVLGHQWLILHGDV6SHFLDO6LWHDUHORFDWHGRQWKHZHVW
VLGHRI&DZWKUD5RDGVRXWKRI$WZDWHU$YHQXH DQGQRUWKRI
WKH&15OLQH

 1RWZLWKVWDQGLQJWKHSURYLVLRQVRIWKH5HVLGHQWLDO0HGLXP
'HQVLW\GHVLJQDWLRQGHWDFKHGVHPLGHWDFKHGDQG
WRZQKRXVHGZHOOLQJVZLOOEHSHUPLWWHGZLWKLQDQHWGHQVLW\
UDQJHRIXQLWVSHUQHWUHVLGHQWLDOKHFWDUH$VVHPEO\RI
VHSDUDWHSDUFHOVZLOOEHHQFRXUDJHG
&LW\&RXQFLOZLOOFRQVLGHUDSSOLFDWLRQVIRUVLWHVSHFLILF
DPHQGPHQWVWRWKLV3ODQZLWKLQWKHFRQWH[WRIWKHSROLFLHVDQG
FULWHULDVHWRXWWKURXJKRXWWKLV3ODQ7KHSURSRQHQWRIDQRIILFLDOSODQ
DPHQGPHQWZLOOEHUHTXLUHGWRVXEPLWVDWLVIDFWRU\UHSRUWVWR
GHPRQVWUDWHWKHUDWLRQDOIRUWKHDPHQGPHQWLQFOXGLQJDPRQJRWKHU
PDWWHUV
D 7KDWWKHSURSRVHGUHGHVLJQDWLRQZRXOGQRWDGYHUVHO\LPSDFW
RUGHVWDELOL]HWKHIROORZLQJ
· 7KHDFKLHYHPHQWRIWKHRYHUDOO LQWHQWJRDOVREMHFWLYHV
DQGSROLFLHVRIWKLV3ODQDQG
· 7KHGHYHORSPHQWRUIXQFWLRQLQJRIWKHUHPDLQLQJODQGV
WKDWKDYHWKHVDPHGHVLJQDWLRQRUQHLJKERXULQJ ODQGV
DQG
E 7KDWDPXQLFLSDOFRPSUHKHQVLYHUHYLHZRIODQGXVH
GHVLJQDWLRQRUDILYH\HDUUHYLHZLVQRWUHTXLUHG
F 7KDWWKHODQGVDUHVXLWDEOHIRUWKHSURSRVHGXVHDQGD
SODQQLQJ UDWLRQDOHZLWKUHIHUHQFHWRWKHSROLFLHVRIWKLV3ODQ
RWKHUDSSOLFDEOHSROLFLHVDQGVRXQGSODQQLQJ SULQFLSOHVLV
SURYLGHGVHWWLQJRXWWKHPHULWVRIWKHSURSRVHGDPHQGPHQW
LQFRPSDULVRQZLWKWKHH[LVWLQJGHVLJQDWLRQ
G /DQGXVHFRPSDWLELOLW\ZLWKWKHH[LVWLQJDQGIXWXUHXVHVRI
VXUURXQGLQJODQGVDQG
H 7KHDGHTXDF\RIHQJLQHHULQJ VHUYLFHVFRPPXQLW\
LQIUDVWUXFWXUHDQGPXOWLPRGDOWUDQVSRUWDWLRQV\VWHPVWR
VXSSRUWWKHSURSRVHGDSSOLFDWLRQ

Chapter 16 - Neighbourhoods



Chapter 19 - Implementation

6HFWLRQ±
&ULWHULDIRU6LWH
6SHFLILF2IILFLDO
3ODQ$PHQGPHQW
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Queenscorp (Cawthra South) Inc.

File: OZ 16/002 W1

Summary of Existing Zoning By-law Provisions
R3-1 (Detached Dwellings  Typical Lots), which permits detached dwellings with a minimum lot
area of 550 m2 (5,920 ft2) and lot frontage of 15 m (49.2 ft.) for an interior lot and infill exception
regulations.
Summary of Proposed Zoning By-law Provisions
Required RM9 Zoning
By-law Standards

Minimum lot frontage

Horizontal Multiple Dwelling 
with more than 6 dwelling
units
30.0 m (98.4 ft.)

Proposed RM9- Exception
Zoning By-law Standards
(based on Site Plan dated
September 2, 2016)
Horizontal Multiple Dwelling 
with more than 6 dwelling
units
105.7 m (346.8 ft.)

Minimum floor space index

0.4

0.4

Maximum floor space index

0.9

1.5

Maximum height  flat roof

13.0 m (42.7 ft.)

14.8 m (48.6 ft.)

Minimum front yard setback

7.5 m (24.6 ft.)

3.0 m (9.8 ft.)

Minimum interior side yard
where a horizontal multiple
dwelling has a height greater
than 10.0 m (32.8 ft.) and any
portion of the interior lot line
abuts a zone permitting a
detached and/or semidetached dwelling

10.0 m (32.8 ft.)

3.0 m (9.8 ft.) to building

Minimum rear yard where a
horizontal multiple dwelling
has a height greater than
10.0 m (32.8 ft.) and less than
15.0 m (49.2 ft.) and any
portion of the rear lot line
abuts a zone permitting a
detached and/or semidetached dwelling

10.0 m (32.8 ft.)

Zone Standards

Use

2.7 m (8.9 ft.) to architectural
feature

15.1 m (49.5 ft.)
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Queenscorp (Cawthra South) Inc.

Zone Standards

Maximum encroachment of a
porch, inclusive of stairs,
located at and accessible from
the first storey or below the
first storey of the horizontal
multiple dwelling
Minimum setback from a
horizontal multiple dwelling to
an internal road
Minimum setback from a rear
wall of a horizontal multiple
dwelling to a side wall of
another dwelling
Minimum setback from a rear
wall of a horizontal multiple
dwelling to a rear wall of
another dwelling
Minimum setback from a side
wall of a horizontal multiple
dwelling to an internal
walkway
Minimum setback between a
parking space and any other
lot line
Minimum setback of a parking
structure constructed
completely below finished
grade to any lot line
Minimum landscaped area
Minimum amenity area

Minimum percentage of total
required amenity area to be
provided in one contiguous
area

File: OZ 16/002 W1

Required RM9 Zoning
By-law Standards

1.8 m (5.9 ft.)

Proposed RM9- Exception
Zoning By-law Standards
(based on Site Plan dated
September 2, 2016)
2.0 m (6.6 ft.)

4.5 m (14.8 ft.)

2.6 m (7.5 ft.)

10.0 m (32.8 ft.)

9.0 m (29.5 ft.)

15.0 m (49.2 ft.)

13.1 m (43 ft.)

1.5 m (4.9 ft.)

0.3 m (1 ft.)

3.0 m (9.8 ft.)

0.8 m (2.6 ft.)

3.0 m (9.8 ft.)

2.4 m (7.9 ft.) to stairs

40% of lot area
The greater of 5.6 m2
(60.27 ft2) per dwelling unit
(862 m2/9,278 ft2) or 10% of
the site (1 334 m2/14,359 ft2)
50%

38.9% of lot area
1 148 m2 (12,357 ft2)

51%

4.4 - 40

Queenscorp (Cawthra South) Inc.

Zone Standards

Minimum number of parking
spaces

Appendix 10 Page 3
File: OZ 16/002 W1

Required RM9 Zoning
By-law Standards

1.5 per two-bedroom unit
1.75 per three-bedroom unit
0.25 visitor spaces per unit

Proposed RM9- Exception
Zoning By-law Standards
(based on Site Plan dated
September 2, 2016)
1.3 per two-bedroom unit
1.4 per three-bedroom unit
0.20 visitor spaces per unit

*The provisions listed are based on the preliminary concept plan and are subject to minor
revisions as the plan is further refined
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Queenscorp (Cawthra South) Inc.

File: OZ 16/002 W1
Revised Concept Plan
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Queenscorp (Cawthra South) Inc.

File: OZ 16/002 W1

Revised Elevations
TYPICAL BACK TO BACK TOWNHOUSES (Blocks 1, 3, 4 and 6)

Front Elevation

Side Elevation
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Queenscorp (Cawthra South) Inc.

File: OZ 16/002 W1

Revised Elevations

TYPICAL BACK TO BACK STACKED TOWNHOUSES (Block 5)

Front Elevation

Side Elevation
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Queenscorp (Cawthra South) Inc.

File: OZ 16/002 W1

Revised Elevations

TYPICAL STACKED TOWNHOUSES (Blocks 2 and 7)

Front Elevation

Rear Elevation

Side Elevation

Appendix 4
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Context Plan

Queenscorp (Cawthra South) Inc.

File: OZ 16/002 W1
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Appendix 5
Queenscorp (Cawthra South) Inc.

File: OZ 16/002 W1

Overall Concept Plan, Information Report for OZ 02/036 W1

File: OZ 16/002 W1

Horizontal Multiple Dwelling –
with more than 6 dwelling units
30.0 m (98.4 ft.)
0.9
13.0 m (42.7 ft.)

7.5 m (24.6 ft.)
10.0 m (32.8 ft.)

Use

Minimum lot frontage
Maximum floor space index
Maximum height – flat roof

Minimum front yard setback
Minimum interior side yard
where a horizontal multiple
dwelling has a height greater
than 10.0 m (32.8 ft.) and any
portion of the interior lot line
abuts a zone permitting a
detached and/or semidetached dwelling

Zone Standards

Required "RM9" Zoning
By-law Standards

Summary of Proposed Zoning By-law Provisions

Where a rear wall abuts the
interior side lot line: 6.5 m
(21.3 ft.)

3.0 m (9.8 ft.)
Where a side wall abuts the
interior side lot line: 3.1 m
(10.2 ft.)
Where a rear wall abuts the
interior side lot line: 6.1 m
(20.0 ft.)

105.7 m (346.8 ft.)
1.48
14.7 m (48.2 ft.) including
rooftop terrace

Proposed "RM9-Exception"
Zoning By-law Standards
(based on Revised Concept
Plan dated March 24, 2017)
Horizontal Multiple Dwelling –
with more than 6 dwelling units

12.7 m (41.4 ft.) excluding
rooftop terrace
4.0 m (13.1 ft.)
Where a side wall abuts the
interior side lot line: 3.0 m
(9.8 ft.)

105.7 m (346.8 ft.)
1.5
14.8 m (48.6 ft.)

Proposed "RM9-Exception"
Zoning By-law Standards
(based on Concept Plan dated
September 2, 2016)
Horizontal Multiple Dwelling –
with more than 6 dwelling units

"R3-1" (Detached Dwellings – Typical Lots), which permits detached dwellings with a minimum lot area of 550 m2 (5,920 ft2) and
lot frontage of 15 m (49.2 ft.) for an interior lot.

Summary of Existing Zoning By-law Provisions

Queenscorp (Cawthra South) Inc.
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Minimum rear yard where a
horizontal multiple dwelling
has a height greater than
10.0 m (32.8 ft.) and less
than 15.0 m (49.2 ft.) and any
portion of the rear lot line
abuts a zone permitting a
detached and/or semidetached dwelling
Maximum encroachment of a
porch, inclusive of stairs,
located at and accessible
from the first storey or below
the first storey of the
horizontal multiple dwelling
Minimum setback from a
horizontal multiple dwelling to
an internal road, sidewalk or
visitor parking space
Minimum setback from a
porch or deck, inclusive of
stairs to an internal road or
sidewalk
Minimum setback from a side
wall of a horizontal multiple
dwelling to an internal
walkway

Zone Standards
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2.0 m (6.6 ft.)

2.3 m (7.5 ft.)

1.0 m (3.3 ft.)

0.3 m (1 ft.)

1.8 m (5.9 ft.)

4.5 m (14.8 ft.)

2.9 m (9.5 ft.)

1.5 m (4.9 ft.)

10.0 m (32.8 ft.)

Required "RM9" Zoning
By-law Standards

Proposed "RM9-Exception"
Zoning By-law Standards
(based on Concept Plan dated
September 2, 2016)
15.1 m (49.5 ft.)

1.4 m (4.6 ft.)

1.2 m (3.9 ft.)

1.4 m (4.6 ft.)

2.8 m (9.2 ft.)

Proposed "RM9-Exception"
Zoning By-law Standards
(based on Revised Concept
Plan dated March 24, 2017)
13.4 m (44.0 ft.)

Appendix 6 Page 2

0.8 m (2.6 ft.)

2.4 m (7.9 ft.) to stairs

1.5 m (4.9 ft.)
38.9% of lot area
1 148 m2 (12,357 ft2) (note:
includes areas that are
deemed to not meet the City’s
amenity area requirements)
51%

1.3 per two-bedroom unit
1.4 per three-bedroom unit
0.20 visitor spaces per unit

3.0 m (9.8 ft.)

3.0 m (9.8 ft.)

2.0 m (6.6 ft.)
40% of lot area
The greater of 5.6 m2 (60.2 ft2)
per dwelling unit (862 m2
(9,278.5 ft2)) or 10% of the site
(1 334 m2 (14,359 ft2))
50%

1.5 per two-bedroom unit
1.75 per three-bedroom unit
0.25 visitor spaces per unit

4.5 m (14.7 ft.)

Required "RM9" Zoning
By-law Standards

Proposed "RM9-Exception"
Zoning By-law Standards
(based on Concept Plan dated
September 2, 2016)
2.7 m (8.8 ft.)

1.3 per two-bedroom unit
1.4 per three-bedroom unit
0.20 visitor spaces per unit

74%

735.3 m2 (7,914.7 ft2)

1.5 m (4.9 ft.)
45% of lot area

3.0 m (9.8 ft.)

1.0 m (3.3 ft.)

Proposed "RM9-Exception"
Zoning By-law Standards
(based on Revised Concept
Plan dated March 24, 2017)
3.2 m (10.5 ft.)

*The provisions listed are based on the preliminary concept plan and are subject to minor revisions as the plan is further refined

Minimum percentage of total
required amenity area to be
provided in one contiguous
area
Minimum number of parking
spaces

Minimum amenity area

Minimum setback from a side
wall of a horizontal multiple
dwelling to an internal road
Minimum setback between a
parking space and any other
lot line
Minimum setback of a
parking structure constructed
completely below finished
grade to any lot line
Minimum width of a sidewalk
Minimum landscaped area

Zone Standards
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