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The following text and Maps "A" to "D" attached constitutes Amendment No. 114

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

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
October 16, 2020, pertaining to this Amendment.



PURPOSE

The purpose of this Amendment is to change the land use designation for a
portion of the subject lands from Residential High Density to Residential Medium
Density, Public Open Space and no designation (road) and from Residential
Medium Density to Residential High Density, Public Open Space and no
designation (road), and to amend Special Site 2 and add a special site to the
Uptown Major Node Character Area.

LOCATION

The lands affected by this Amendment are located on the north side of Eglinton
Avenue East, east of Hurontario Street in the City of Mississauga. The subject
lands are located in the Uptown Major Node Character Area, as identified in
Mississauga Official Plan.

BASIS

Mississauga Official Plan came into effect on November 14, 2012, save and
except for the outstanding site specific appeals to the Local Planning Appeal
Tribunal.

The subject lands are designated Residential High Density and Residential
Medium Density and are subject to Special Site policies. The Residential High
Density policies permit apartment buildings and the Residential Medium Density
policies permit townhouses. The Major Node Character Area policies permit a
maximum floor space index of 2.9 and a maximum height of 25 storeys.

An Official Plan Amendment is required to permit three apartment buildings with
heights of 35, 35 and 37 storeys, and require a minimum of 1 300 m? of retail
commercial and office space. The proposal is for six apartment buildings with a
floor space index (FSI) of 5.6.

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

1. Major Nodes are intended to facilitate intensification through tall buildings
and a higher density.

2. Buildings higher than 25 storeys can be considered in the Major Node where
the policies in Section 13.1.1.3 of Mississauga Official Plan have been
satisfied. The proposed development meets the intent of these policies
through the introduction of stepped podiums along all property lines,
distribution of density on the site and transition in heights to address the
lower densities of the surrounding neighbourhoods.



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

1. Section 13.4, Uptown Major Node Character Area, of Mississauga Official
Plan, is hereby amended by deleting the floor space index (FSI) ranges
from the subject site, revising the location of Special Site 2 and adding
Special Site 8 in accordance with the changes to the Special Site Policies.

2. Section 13.4.4, Special Site Policies, Uptown Major Node Character Area, of
Mississauga Official Plan, is hereby amended by replacing the Special Site 2
map with the following:

13.4.4.2 Site 2
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3. Section 13.4.4, Special Site Policies, Uptown Major Node Character Area, of
Mississauga Official Plan, is hereby amended by adding the following:

13.4.4.8 Site 8
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13.4.4.8.1 The lands identified as Special Site 8 are located on the north
side of Eglinton Avenue East, east of Hurontario Street.

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

a. a maximum floor space index (FSI) of 5.6 will be permitted,

b. a minimum of 1 300 m? of retail commercial and office space will be
required.

13.4.4.8.3 Notwithstanding the maximum height provisions, three apartment
buildings with maximum building heights of 35, 35 and 37 will be permitted.

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

Amendment.

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

of this Amendment.

6. Schedule 4, Parks and Open Spaces, of Mississauga Official Plan, is hereby
amended by adding land to Public and Private Open Spaces, as shown on

Map "C" of this Amendment.



7. Schedule 10, Land Use Designations, of Mississauga Official Plan, is hereby
amended by changing a portion of the subject lands from Residential High
Density to Residential Medium Density, Public Open Space and no
designation (road) and from Residential Medium Density to Residential High
Density, Public Open Space and no designation (road) as shown on Map "D"
of this Amendment.

IMPLEMENTATION

Upon the approval of this Amendment by the Council of the Corporation of the
City of Mississauga, Mississauga Official Plan will be amended in accordance
with this Amendment.

The lands will be rezoned to implement this Amendment.

This Amendment has been prepared based on the Office Consolidation of
Mississauga Official Plan November 22, 2019.

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 18 016 W5.MOPA 114.Is.jmcc.docx















APPENDIX |

PUBLIC MEETING

All property owners within a radius of 120 m of the subject lands were invited to
attend a Public Meeting of the Planning and Development Committee held on
March 4, 2019 in connection with this proposed Amendment.

Two members of the public made deputations regarding the applications

and expressed their concerns regarding tree preservation and shadowing,
flooding, student enrollment in local schools, and requested consideration for
commercial spaces on the ground level of the development. These issues
have been addressed in the Planning and Building Department report dated
October 16, 2020 attached to this amendment as Appendix .

































































































































8. Development Issues
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The following is a summary of comments from agencies and departments regarding the

applications:

Agency / Comment Date

Comment

Region of Peel
(December 20, 2018)

Municipal sanitary sewer facilities consist of a 540 mm (21.26
in.) sewer on Eglinton Avenue East. Existing water
infrastructure consists of 300 mm (11.81 in.) on Preston
Meadow Avenue, Nahani Way, and Forum Drive. There is
also a 300 mm (11.81 in.) watermain on Eglinton Avenue East
between Forum Drive and the site.

A satisfactory Functional Servicing Report (FSR) and multi-
use demand table will be required to determine the adequacy
of the existing services for the proposed development prior to
the approval of the Zoning and Official Plan Amendments.

Servicing of this plan will require the Region to construct a
373 mm (14.69 in.) sewer on the Thornwood Drive extension
from Eglinton Avenue East to Armdale Road, the twinning of
the existing 525 mm (20.67 in.) and 625 mm (24.61 in.)
sewers on Tailfeather Crescent. This construction will be
included in the Region’s Five Year Capital Budget and
Forecast. The estimated construction year is 2020. Should the
applicant wish to obtain clearance of the Draft Plan of
Subdivision Conditions in advance of regional funding, they
will be required to enter into a front-ending agreement with the
Region of Peel that is subject to the approval by Regional
Council.

At the Draft Plan of Condominium stage, the Region will
require the applicant to enter into a Condominium Water
Servicing Agreement. The Region requires review of the
Condominium Declaration and Description prior to the
registration of the Condominium.

An executed Subdivision Agreement will be required prior to
registration of the Plan of Subdivision.

Dufferin-Peel Catholic
District School Board and
the Peel District School
Board

(November 13, 2018 and
November 2, 2018)

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

Comment

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

The Dufferin-Peel Catholic District School Board responded
that it is satisfied with the current provision of educational
facilities for the catchment area and, as such, the school
accommodation condition as required by 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.

In addition, if approved, the Peel District School Board and/or
the Dufferin-Peel Catholic District School Board also require
certain conditions be added to the applicable Development
Agreements and to any purchase and sale agreement.

City Community Services
Department — Parks and
Forestry Division/Park
Planning Section
(January 9, 2019)

Proposed Park Block 3, having an area of 0.33 ha (0.8 ac.)
along Armdale Road is an inappropriate location for a park.
Given the amount of height and density surrounding this
proposed park, the park will be in shadow the entire day
between March 21 and September 21%. There will also be a
significant shadow impact on June 21°.

Please address the shadow impacts by relocating the park
and/or through other design solutions.

Sandalwood Park (P-309), zoned OS1, located on the north
side of Nahani Way, east of the subject lands, which is less
than 400 m (1,312 ft.) from the subject lands. This 1.86 ha
(4.60 acre) park contains a playground and an 11v11 soccer
field.

Given the limited number of parks within the immediate area
and the proposed density and units being requested,
Community Services has requested a park on the subject
lands to service this development and the immediate
neighbourhood.

City Community Services
Department — Culture
Division

(November 5, 2019)

Please contact the Archaeological Program Unit at the
Ministry of Tourism, Culture and Sport to determine the status
of the property and provide a letter from the Ministry stating
that the property has no further archaeological concerns.

City Community Services
Department — Fire and

The proposal is located within the response area of Fire
Station 120. At present, average travel times to emergencies
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Agency / Comment Date

Comment

Emergency Services
Division
(December 17, 2018)

in this area of the City are within five minutes based on normal
traffic and weather conditions.

The adequacy of the water supply for fire protection purposes
is under review. Confirmation from the Region of Peel is
required.

City Transportation and
Works Department
(January 24, 2019)

The applicant has been requested to provide additional
technical details and materials, including a geotechnical
report. Development matters currently under review and
consideration by this department include:

Noise Study

Engineering Drawings
Functional Servicing Report
Environmental

Traffic Impact Study

In addition, municipal works will be required to support this
development and these works shall form part of the
Subdivision Agreement.

The above aspects are to be addressed prior to the
preparation of the recommendation report.

Greater Toronto Airport
Authority
(November 14, 2018)

According to the Airport Zoning Regulations for Toronto Lester
B. Pearson International Airport, development elevations on
the property are not affected by any airport restrictions related
to obstacle zoning.

As the proposed development is located in proximity to
Toronto Pearson Airport, the development could impact on
NAV CANADA’s instrument runway approach procedures. In
order to determine if the proposed residential towers would
comply with the Airport’s runway approach procedures, the
Greater Toronto Airport Authority (GTAA) and NAV CANADA
will need to conduct a detailed evaluation of the proposed
development and, therefore, the following additional
information is required:
(1) The geographic coordinates of the four outside corners
for each proposed building.
(2) Building elevation drawings showing the full height of
the structures including any rooftop units
(3) The materials to be used on the outside walls of the
buildings

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:

Bell Canada
Canada Post
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Agency / Comment Date Comment

Enbridge

Alectra Utilities

Hydro One

Arborist — City Property
Arborist — Private Property
Trillium Health Partners
Public Art

Based on the comments received and the applicable Mississauga Official Plan policies, the
following matters will have to be addressed:

Does the proposal comply with the Growth Plan policies for people and jobs?

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

Do the proposed building heights appropriately address the City Structure?

Does the proposal to include zone provisions to allow the conversion of residential space to
office and commercial uses address the need to balance population and jobs in major
nodes?

Does the proposal contribute to the range of housing options and affordable housing in the
City?

Is the massing, density, setbacks and building configuration of the proposal appropriate?
Are the transitions to neighbouring properties appropriate?

What are the expected traffic impacts?

Should Belbin Street be extended through the site as a public road to Eglinton Avenue
East?

Provision of a satisfactory Functional Servicing Report to determine if there is adequate
capacity and resolution of all servicing and utility issues, including the resolution of the need
for a sewer on the future Thornwood Drive extension from Eglinton Avenue East to Armdale
Road and the twinning of sewers on Tailfeather Crescent

Is there likely to be a cumulative impact on capacity in the Uptown Major Node should this
proposal be approved in terms of community centres and parks, traffic on abutting streets,
fire protection, and physical infrastructure?

How is the plaza to the east likely to redevelop and does the proposal adversely impact its
redevelopment potential?

Is the proposed location of the public park appropriate?

How will parking associated with the potential office and retail uses be provided?

Have NAV Canada requirements been met?

Development Requirements

There are engineering matters including: grading, engineering, servicing and stormwater
management that will require the applicant to enter into agreements with the City. Prior to any
development proceeding on-site, the City will require the submission and review of an
application for site plan approval.

Other Information
The applicant has submitted the following information in support of the applications:
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Context Plan

Concept Plan

Typical Parking Floor Plan
Elevations

Phasing Plan

Planning Justification Report

Traffic Impact Study

Phase | and Il Environmental Site
Assessments

Draft Plan of Subdivision

Ground Floor Plan

Green Roof Plan

Fill Characterization — Test Pitting Program
Tree Inventory and Preservation Plan
Report

Appendix 1, Page 36
File: OZ 18/016 W5 and T-M18005 W5

Functional Servicing and Stormwater
Management Report

Survey and Parcel Abstracts

Draft Zoning By-law Amendment

Draft Official Plan Amendment

Preliminary Wind and Sun/Shadow Studies
Noise Feasibility Report

Landscape Plan

Low Impact Design Features

Preliminary Grading and Site Servicing
Plan

Urban Design and Streetscape Feasibility
Studies

Photometric Plan

Stage 1 and 2 Archaeological Assessment
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Recommendation Report
Detailed Planning Analysis

Owner: 91 Eglinton Limited Partnership (Liberty Development Corporation)

91 and 131 Eglinton Avenue East and 5055 Hurontario Street
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1.  Community Comments

Comments received through correspondence were generally
directed towards intensification. Below is a summary and
response to the specific comments heard.

Comment
Concern with proposed height, density, and shadow impact.

Response

The applicant has reduced the building heights and number of
units. A Sun / Shadow Study has been reviewed through these
applications and has been deemed satisfactory.

Comment

Concern with increased traffic congestion and pedestrian
safety in the area, in particular, at the intersection of
Hurontario Street and Eglinton Avenue.

Response

Comments received from the Transportation and Works
Department on the applicant’s Traffic Impact Study indicate
that traffic will operate in a satisfactory manner.

Comment

This proposal will create a large group of buildings cut off from
the neighbourhood. There is no consideration of
neighbourhood or sense of community in the overall planning
for the area. In other areas of the GTA we have seen these
types of developments not enhancing the livability of the area,
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and potentially leading to troubled neighbourhoods. Walkability
and small retail units are a must.

Response

The applicant has revised their proposal to include a minimum
of 1 300 m? (13,993 ft?) of retail and office commercial uses.
Multi-use trails have been introduced, sidewalk locations have
been confirmed, the public park has been relocated and
expanded, and larger development blocks have been broken
up through the reconfiguration of the road network. Staff will
continue to work with the applicant to ensure that retail
entrances are centrally located within the development to
encourage pedestrian movement on-site.

Comment

This area is already too crowded and the additional density
proposed and removal of trees will lead to an environmental
disaster in terms of flooding.

Response

Comments received from the Transportation and Works
Department (T&W) on the Functional Servicing and
Stormwater Management Report state that they are
satisfactory. Detailed site drainage and tree removal
applications (if applicable) will be addressed through the site
plan approval process.



2. Updated Agency and City Department
Comments

UPDATED AGENCY AND CITY DEPARTMENT COMMENTS

The revised applications were circulated to all City
departments and commenting agencies on February 24, 2020
and the further revised proposal was recirculated to
outstanding City departments and commenting agencies on
July 6, 2020. A summary of the comments are contained in the
Information Report attached as Appendix 1. Below are
updated comments.

Transportation and Works

Comments dated September 24, 2020, state that technical
reports and drawings have been reviewed to ensure that
engineering matters related to noise, grading, servicing,
stormwater management, traffic and environmental
compliance have been satisfactorily addressed to confirm the
feasibility of the project, in accordance with City requirements.

Noise

The evaluation of the noise sources that may have an impact
on this development included transportation sources (road,
light rail and aircraft) and stationary sources external to this
development. Additionally, the assessment considered future
LRT vibration impact criteria with respect to ground-borne
vibration and vibration induced noise. Noise mitigation will be
required due to transportation sources, including building
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design requirements and sound barriers for the outdoor living
areas; the details of which will be confirmed through the Site
Plan process once the final architectural, mechanical and
grading plans are available. Potential noise sources that may
be generated by the development, including mechanical
equipment, will be mitigated through the detailed design of the
building.

Stormwater Management

The Functional Servicing Report (FSR) and Stormwater
Management Report indicate that an increase in stormwater
runoff will occur with the redevelopment of the site. In order to
mitigate the change in impervious area from the proposed
development and impact to the receiving Municipal drainage
system, on-site stormwater management controls for the post
development discharge is required. The applicant has
demonstrated a satisfactory stormwater servicing concept. On-
site stormwater re-use is being pursued. Prior to Site Plan
Approval, additional information is required to clarify if a
groundwater management strategy will be required.

Traffic

A total of five traffic impact study (TIS) submissions were
provided by WSP in support of the proposed development.
Each submission was reviewed and audited by the City's
Transportation and Works Department. Based on the latest
submission, dated February 2020, the study complied with the
City’s TIS guidelines and was deemed satisfactory. The study
concluded that the proposed development is anticipated to
generate 471 (100 in, 371 out) and 670 (426 in, 244 out) two-



way site trips for the weekday AM and PM peak hours
respectively.

With the traffic generated by the proposed development, the
study area intersections and proposed vehicular access are

expected to operate at acceptable levels of service.

Road Network Capacity

In response to development pressure in the Uptown Node staff
undertook preliminary work to understand the cumulative
impacts of this higher amount of growth in the Uptown Node
on the provision of infrastructure and services, as outlined in
the Corporate Report titled “Uptown Node Capacity Review”
dated June 19, 2020. As the node continues to develop, the
intersections within the node will be under increasing pressure.

The TIS acknowledges the future capacity issues at the
Hurontario Street and Eglinton Avenue West intersection and
concludes that the development’s future trip generation will
increase the existing road network capacities due to the
increased ftraffic volume and removal of lanes for the
Hurontario LRT. However, through multiple submissions of the
TIS for the proposed development at 91 Eglinton Avenue it
was determined that the development utilizes some of the
limited capacity available within the area and the intersection
of Hurontario Street and Eglinton Avenue West will operate at
an acceptable level of service.

It is anticipated that the completion of the Hurontario Light Rail
Transit (“HULRT”) project will encourage public transit use and
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reduce single occupancy vehicle (SOV) trips to and from the
Uptown Node.

As discussed in the June 19, 2020 Capacity Study report, staff
are in the process of developing further policies and plans that
could help to manage some of this growth and ensure that the
Uptown Node can thrive as a complete, vibrant and well
served community into the future.

Environmental Compliance

The applicant is required to provide a certification letter-report
for lands to be dedicated to the City at the Subdivision
Agreement stage.

Additionally, the applicant is required to provide additional
technical information to confirm  monitoring  wells
decommissioning, aboveground storage tank and underground
storage tank removal, septic tank decommissioning and
dewatering commitment letter, all of which are to be addressed
prior to registration of the subdivision.

Engineering Drawings and Plans

Municipal infrastructure, including but not limited to servicing
works, road works along Armdale Road, Thornwood Drive and
Eglinton Avenue, land dedication and easements are required
as a result of this development. The review of the detailed
engineering drawings will be further evaluated as part of the
municipal infrastructure detailed design and addressed
through the subdivision agreement prior to registration of the
proposed development.



Transportation and Works is satisfied that the information
reviewed to date is satisfactory, and in accordance with City
requirements. Any outstanding items required to facilitate the
implementation of the zoning by-law and approval of the draft
plan of subdivision can be addressed through draft plan
conditions, the subdivision agreement and the site plan review
process.

3. Provincial Policy Statement, 2020 (PPS)
and the Growth Plan for the Greater
Golden Horseshoe (Growth Plan) 2019

The Provincial Policy Statement (PPS) and the Growth Plan
for the Greater Golden Horseshoe (Growth Plan) provide
policy direction on matters of provincial interest related to land
use planning and development and directs the provincial
government's plan for growth and development that supports
economic prosperity, protects the environment and helps
communities achieve a high quality of life.

Both the PPS and the Growth Plan recognize that the official
plan is the most important vehicle for implementation of these
policies as "comprehensive, integrated and long-term planning
is best achieved through official plans".

Under the Planning Act, all planning decisions must be
consistent with the PPS and conform to the Growth Plan.

4.4.
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4. Consistency with PPS

Section 1.1.3.2 of the PPS states that land use patterns within
settlement areas shall be based on densities and a mix of land
uses which 1. efficiently use land and resources, 2. are
appropriate for, and efficiently use, the infrastructure and
public service facilities which are planned or available, and
avoid the need for their unjustified and/or uneconomical
expansion, 4. support active transportation, 5. are transit
supportive, and where a range of uses can be accommodated.
Policy 1.1.3.3 of the PPS states that planning authorities shall
identify and promote opportunities for intensification and
redevelopment where this can be accommodated, taking into
account existing building stock. Policy 1.1.3.4 states that
appropriate development standards should be promoted which
facilitate intensification, redevelopment and compact form,
while maintaining appropriate levels of public health and
safety.

Section 5 of Mississauga Official Plan (MOP) (Direct Growth)
has policies that designate the Uptown Major Node Character
Area as an Intensification Area that will provide for a mix of
population and employment uses at densities and heights less
than the Downtown, but greater than elsewhere in the city.
Section 5.3.2.4 of MOP outlines that a gross density of
between 200 and 300 residents plus jobs per hectare
(between 81 and 122 residents plus jobs per acre) are
required for Major Nodes. This development proposal exceeds
the residential target for Major Nodes. Policy 5.3.2 in MOP
indicates that Major Nodes are intended to provide a variety of
higher density housing for people in different phases of their



lifecycle and for a variety of income groups. This development
proposal includes a commitment for an affordable housing
contribution of either $15 million, or 5% of the total units
proposed (up to 125 affordable ownership units) on site (mix of
1 and 2 bedroom unit types), or a partnership with a non-profit
housing provider to deliver 5% of total units proposed (up to
125 affordable ownership or rental units), or that a combination
of these contributions be made in a form and on terms
satisfactory to the City

The proposed development will utilize surrounding community
infrastructure (library, schools and places of religious
assembly) and has adequate access to servicing (water,
sanitary and storm facilities). Policies in MOP ensure
intensification is in accordance with the wise management of
resources and protecting health and safety.

Section 9 of MOP (Build a Desirable Urban Form) has a range
of policies that encourages vibrant, mixed use areas, serviced
by multi-modal transportation. Policy 9.2.1.10 of MOP requires
that appropriate height and built form transitions be provided
between sites and their surrounding area.

The relevant MOP policies in this report are consistent with the
PPS.

5. Conformity with Growth Plan

Section 2.2.2.4 b) in the 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
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built form to adjacent areas". The PPS and Growth Plan
indicate that development must be governed by appropriate
standards including density and scale.

Section 5.3.2 of MOP states that Major Nodes will be planned
as prominent centres of mixed use activity with a variety of
employment opportunities, such as office jobs and regional
shopping services that draw people beyond adjacent
neighbourhoods. Section 5.3.2.3 states that Major Nodes are
Intensification Areas, and Section 5.3.2.4 states that they will
achieve a gross density of between 200 and 300 residents and
jobs combined per hectare (between 81 and 122 residents
plus jobs per acre).

Section 5.3.2.6 indicates that Major Nodes will achieve an
average population to employment ratio of between 2:1 to 1:2
measured as an average across the entire area of each node.

Section 9.2.1 Intensification Areas of MOP states that
Intensification Areas are the principal location for future
growth. They are planned areas within the municipality where
the City has identified the appropriate type and scale of
development. Section 9.2.10 states that appropriate height
and built form transitions will be required between sites and
their surrounding areas.

The relevant MOP policies in this report conform with the
Growth Plan for the Greater Golden Horseshoe.

The policies of the Greenbelt Plan and the Parkway Belt Plan
are not applicable to these applications.



6. Region of Peel Official Plan

The subject property is located within the Urban System within
the Region of Peel. General Objectives in Section 5.3.1 and
General Policies in Section 5.5 direct development and
redevelopment to the Urban System to achieve healthy
complete urban communities that contain living, working and
recreational opportunities, which respect the natural
environment, resources and the characteristics of existing
communities. A further objective is to achieve an urban
structure, form and densities which are pedestrian-friendly and
transit-supportive.

Section 9.1 of MOP (Introduction — Build a Desirable Urban
Form) states that urban form refers to the physical layout and
design of the city. It addresses the natural and built
environments and influences that lead to successful cities.
This section emphasizes where growth will be directed and
other areas where limited growth will occur. It envisions that
growth will be directed to Intensification Areas comprised of
Major Nodes (among others) that will promote a desirable
urban form that supports transit.

The relevant MOP policies in this report are in conformity with
the Region of Peel Official Plan.

7. Mississauga Official Plan (MOP)

The proposal requires an amendment to Mississauga Official
Plan Policies for the Uptown Major Node Character Area, to
permit six apartment buildings including three with heights of
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35, 35, and 37 storeys, which will contain a maximum of
2,500* condominium apartment dwelling units, a minimum of
1,300 m? (13,993 ft?) of retail commercial and office space, 20*
three storey condominium townhomes, a maximum FSI of 5.6,
and a public park. Section 19.5.1 of Mississauga Official Plan
provides the following criteria for evaluating site specific
Official Plan Amendments:

*The applicant’'s current proposal includes 2,433 apartment units and 16
three storey condominium townhomes; however, the proposed official plan
amendment and rezoning allow for a maximum of 2,500 apartment units and
20 three storey townhomes to allow for flexibility and future market demand
changes.

o 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?

e Are the lands suitable for the proposed uses, and are
the proposed land uses compatible with existing and
future uses of the surrounding lands?

e Are there adequate engineering services, community
infrastructure and multi-modal transportation systems
to support the proposed application?

e 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 relevant
policies of the PPS, Growth Plan and MOP, including those
found in Section 19.5.1 against this proposed development
application.

The following is an analysis of the key policies and criteria:
Directing Growth

The subject site is located in the Uptown Major Node
Character Area, an area intended for intensification in the
City’s Urban Structure. The existing population of this Major
Node is 12,300 with 2,200 jobs. If approved, this development
will have an estimated population of 5,342. By 2041, the City’s
approved growth forecast projects a population of
approximately 20,000. The average household size is 2 with
87% of people living in apartment buildings that are five
storeys or more. The mix of housing tenure for the area is
2,665 units (61%) owned and 1,730 units (39%) rented with a
vacancy rate of approximately 0.9%. In addition, the number of
jobs within this Character Area is 2,185. Total employment
combined with the population results in a PPJ for Uptown
Major Node of 128 persons plus jobs per hectare (52 persons
plus jobs per acre).

Section 5.3.2.4 of MOP indicates that Major Nodes will
achieve a minimum gross density of between 200 and 300
residents and jobs combined per hectare (between 81 and 122
residents plus jobs per acre across the node). This proposal
will provide 1,562 residents per hectare (633 residents per
acre). Although Section 5.3.2.6 of MOP indicates that Major
Nodes will achieve an average population to employment ratio
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of between 2:1 to 1:2, this is measured across the entire area
of each node. The subject site is designated for residential
high density development, rather than mixed use. The number
of jobs to be generated from the proposed development is
estimated to be 7 jobs per hectare (3 jobs per acre). While 22
jobs per hectare (9 jobs per acre) are currently present in the
Uptown Major Node, a range of uses are permitted in the
node, including lands with Mixed Use and Office Use
designations.

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.

While a maximum height of 25 storeys is permitted in the
Major Node, additional height can be considered: where an
appropriate transition in height will be achieved; the City
Structure hierarchy is maintained; the development proposal
enhances existing or planned development and the
development proposal is consistent with the policies of the OP
(Section 13.1.1.3).

The subject site is designated Residential High Density and
Residential Medium Density, which permits apartment
buildings and all forms of townhomes, respectively.

The proposed amendment would result in six apartment
buildings with heights of 19, 24, 25, 35, 35 and 37 storeys, a
maximum of 2,500 condominium apartment dwelling units with
retail and office uses, 20 townhomes, and a public park.



This proposal requires that the subject lands east of
Thornwood Drive be redesignated from Residential Medium
Density to Residential High Density to permit the proposed
25 storey apartment building at the southeast quadrant of the
site, whereas townhomes are permitted as of right. A portion of
the Residential High Density and Residential Medium
Density lands will also be redesignated to Public Open
Space to permit a public park in the northeast portion of the
subject site.

The subject lands will be removed from Residential High
Density — Special Site 2 of the Uptown Major Node Character
Area and Residential High Density — Special Site 8 will be
added to the Uptown Major Node Character Area, Mississauga
Official Plan (MOP) Policies to permit the following:

e permit three apartment buildings with heights of 35, 35
and 37 storeys

e require a minimum of 1 300 m? (13,993 ft?) of retail
commercial and office space

e to permit a maximum FSI of 5.6

The floor space index ranges for the subject site will also be
deleted on Map 13-4: Uptown Major Node Character Area in
accordance with the above-noted changes to the Special Site
Policies.

Services and 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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The Region of Peel has advised that there is adequate water

and sanitary sewer capacity to service this site. The site is

currently serviced by the following MiWay Transit routes:

e Number 19, 19A, 19B, 19C and 103 on Hurontario Street,
approximately 170 m (558 ft) northwest of the site.

e Number 7, 35, 35A, and 87 on Eglinton Avenue East,
having direct access to the area.

There is a transit stop on Eglinton Avenue East within 111 m
(364 ft) of the site, and on Hurontario Street within 170 m
(558 ft) of the site.

The node contains the Emerald Centre (west side of
Hurontario Street, south of Eglinton Avenue West), Cityside
Shopping Centre (northeast corner of Hurontario Street and
Eglinton Avenue East), Mississauga Marketplace Plaza
(southeast corner of Hurontario Street and Eglinton Avenue
East) and 30 Eglinton West Commercial Centre (southwest
corner of Hurontario Street and Eglinton Avenue West). These
plazas provide a range of retail commercial uses and services
including a grocery store, drug store, medical offices, gym,
Service Ontario and restaurants. The Frank McKechnie
Community Centre and Library are located on Bristol Road
East, east of Hurontario Street, approximately 1.5 km (0.93
miles) northeast of the site.

For these reasons, these applications are consistent with
MOP, the Region of Peel Official Plan, the Growth Plan for the
Greater Horseshoe and the PPS.



8. Revised Site Plan and Elevations
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The applicant has provided these revised site plan and
elevation drawings:
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9. Zoning

The proposed RM6-13 (Townhouses on a CEC - Road) is
appropriate to accommodate the proposed completion of a
townhome project on abutting lands with 4 three storey
common element condominium (CEC) townhomes.

The proposed OS1 (Open Space) is appropriate to
accommodate the proposed public park.

The proposed RA5-Exception (Apartment) is appropriate to
accommodate the proposed six apartment buildings with
heights of 19, 24, 25, 35, 35 and 37 storeys which will contain



2,433 condominium apartment units and retail and office uses,
16 three storey condominium townhomes and a public park.

Below is an updated summary of the proposed site specific

zoning provisions:

Proposed Zoning Regulations
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RA5 Zone Proposed RA5-Exception
Zone Regulations | Regulations Zone Regulations
Minimum Interior 45m-9.0m 5.5m (18.0 ft)

Side Yard

(14.8 - 29.5 t)

Minimum Rear
Yard

7.5m—-150m
(24.6 — 49.2 ft)

25m (8.2 1)

Minimum
landscaped area

40 % of lot area

38.2% of lot area

Minimum amenity

The greater of 5.6 m?

4.5 m? (48.4 ft2) per dwelling

RAS5 Zone Proposed RA5-Exception
Zone Regulations | Regulations Zone Regulations
Additional N/A Commercial School
Permitted Uses Recreational Establishment
Maximum number N/A 20
of townhomes
Maximum number N/A 2,500
of dwelling units
Maximum Floor 29 5.6
Space Index (FSI)
Maximum Dwelling 25 storeys 37 storeys

Height — Flat Roof

77 m (252.6 t)

144 m (472 ft)

area (60.3 ft2) per dwelling unit

unit or 10% of the site

area

Minimum number of
resident parking
spaces
per studio unit 1.0 0.8
per 1-bedroom unit 1.25 0.9
per 2-bedroom unit 1.40 1.0
per 3-bedroom unit 1.75 1.3
shared visitor N/A 0.15

parking

Minimum total N/A 1300 m? (13,993 ft?)
gross floor area —

non-residential

Minimum Front and 7.5m-10.5m 3.0 m (9.8 ft)

Exterior Side Yard

(24.6 — 345 t)

Required number of
parking spaces for
non-residential
uses

As outlined in Table
3.1.1.2 in the Zoning
By-law

For the visitor component, a
shared parking arrangement
may be used for the
calculation of required visitor/
non-residential parking in
accordance with the
following:




RAS5 Zone
Zone Regulations | Regulations

Proposed RA5-Exception
Zone Regulations

the greater of
0.15 visitor spaces per unit
or

Parking required for all non-
residential uses located on
the same lot as the
residential use, shall not be
included in the above shared
parking arrangement and
shall be provided in
accordance with applicable
regulations contained in
Table 3.1.2.2 of this By-law

Maximum number
of tandem parking
spaces N/A

20% of the required resident
parking spaces provided that
each pair of tandem spaces
is allocated to one dwelling
unit

Minimum distance 0.5m (1.64 ft)
from a structure
completely below

finished grade

3.0 m (9.8 ft)

*The applicant's current proposal includes 2,433 apartment units and 16
three storey condominium townhomes; however, the proposed official plan
amendment and rezoning allow for a maximum of 2,500 apartment units and
20 three storey townhomes to allow for flexibility and future market demand
changes.
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10. 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.

The subject lands are currently zoned D (Development) which
permits legally existing uses. The applicant is seeking to
permit six condominium apartments buildings with heights of
19, 24, 25, 35, 35 and 37 storeys which will contain 2,433
condominium apartment units and retail and office uses, 16
three storey condominium townhomes, and a public park. As
the project is seeking additional height and density and is
larger than 5 000 m? (54,000 ft?) in size, it meets the minimum
threshold for a Section 37 contribution.

11. "H" Holding Symbol

Should this application be approved by Council, staff will
request an "H" Holding Symbol which can be lifted upon:

e A satisfactory Section 37 agreement is in place with
the City of Mississauga for an affordable housing
contribution of either $15 million, or 5% of the total
units proposed (up to 125 affordable ownership units)
on site (mix of 1 and 2 bedroom unit types), or a
partnership with a non-profit housing provider to deliver



5% of total units proposed (up to 125 affordable
ownership or rental units), or that a combination of
these contributions be made. Such additional
contributions if determined to be applicable based on
the City’s Bonus Zoning Policy 07-03-01, will be subject
to the terms of the Section 37 agreement in a form and
content satisfactory to the Planning and Building
Department. This agreement shall be in a form (for
example, a Section 37 Agreement) and on terms
satisfactory to the City.

12. 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 air shaft/exhaust vent locations, wind
and noise mitigation measures, the design and siting of
suitable canopies for entrances, tree removal permission, the
waste collection design, and the groundwater management
strategy for the underground parking garage.
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13. Draft Plan of Subdivision

The proposed plan of subdivision was reviewed by City
Departments and agencies and is acceptable subject to
certain conditions attached as Appendix 3.

Development will be subject to the completion of services and
registration of the plan.

14. Conclusions

In conclusion, City staff have evaluated the applications to
permit six apartment buildings with heights of 19, 24, 25, 35,
35 and 37 storeys which will contain 2,433 condominium
apartment units and retail and office uses, 16 three storey
condominium townhomes, and a public park against the
Provincial Policy Statement, the Growth Plan for the Greater
Golden Horseshoe, Region of Peel Official Plan and
Mississauga Official Plan.

The site is located in the Uptown Major Node, which is an area
designated for intensification, a mix of uses, and higher
density housing. The proposed development has been
redesigned to be more sensitive to the existing and planned
character of the neighbourhood and provides an appropriate
transition to adjacent uses. Proposed building heights
decrease to the north and east to achieve a more appropriate
transition to existing and planned land uses.

Although the proposed applications are expected to only
generate 7 jobs per hectare (3 jobs per acre), the subject



property is designated Residential High Density and
Residential Medium Density in the Official Plan and is
therefore not required to provide non-residential uses. Other
sites within the node permit a range of non-residential uses,
including lands designated Mixed Use and Office.

While the area is served by transportation options, and a
range of goods and services, on-going review and suggested
improvements to mitigate impacts of increased development
through the Uptown Node Capacity Review is likely to benefit
future residents.

The proposed official plan amendment, rezoning and draft plan
of subdivision are acceptable from a planning standpoint and
should be approved.
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MISSISSaAUGa
SCHEDULE A
CONDITIONS OF APPROVAL
FILE: T-M18005 W5
SUBJECT: Draft Plan of Subdivision

Part of Lot 1, East of Hurontario Street

North Side of Eglinton Avenue East, East of Hurontario
Street

City of Mississauga

91 Eglinton Limited Partnership (91 and 131 Eglinton
Avenue East and 5055 Hurontario Street)

Approval of a draft plan of subdivision granted under Section 51 of the Planning Act, R.S.0O. 1990,

c.P.13,

as amended, will be valid until approval is either withdrawn or the plan is registered.

Approval may be withdrawn by the Commissioner, Planning and Building Department if approval of
the final plan has not been given three (3) years after the date of approval of the draft plan.

NOTE:

1.0

2.0

3.0

City is "The Corporation of the City of Mississauga"
Region is "The Regional Municipality of Peel"

The City has not required either the dedication of land for park or other public
recreational purposes, or a payment of money in lieu of such conveyance as a
condition of subdivision draft approval authorized by Section 51.1 of the Planning
Act, R.S.0. 1990, c.P13 as amended. The City will require payment of cash-in-lieu
for park or other public recreational purposes as a condition of development for each
lot and block, prior to the issuance of building permits pursuant to Section 42(6) of
the Planning Act, R.S.0. 1990, c.P13, as amended, and in accordance with the City's
policies and by-laws.

Approval of the draft plan applies to the plan dated February 13, 2020.

That the owner agree, in writing, to satisfy all the requirements, financial and otherwise of the
City and the Region.

The applicant/owner shall enter into a Subdivision Agreement including Municipal
Infrastructure Schedules, and any other necessary agreements, in a form satisfactory to the
City, Region or any other appropriate authority, prior to ANY development within the plan.
These agreements may deal with matters including, but not limited to, the following:
engineering matters such as municipal services, road widenings, land dedications, public
easements, construction and reconstruction, signals, grading, fencing, noise mitigation, and
warning clauses; financial issues such as cash contributions, levies (development charges),
land dedications or reserves, securities or letters of credit; planning matters such as
residential reserve blocks, buffer blocks, site development plan and landscape plan
approvals; conservation and environmental matters; phasing and insurance. THE DETAILS
OF THESE REQUIREMENTS ARE CONTAINED IN COMMENTS FROM AUTHORITIES,
AGENCIES, AND DEPARTMENTS OF THE CITY AND REGION AS CONTAINED IN THE
APPLICATION STATUS REPORT DATED OCTOBER 16, 2020, THAT CORRESPONDS
WITH THE RESUBMISSION DATED SEPTEMBER 24, 2020 AND REMAIN APPLICABLE.
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4.0

5.0

6.0

7.0

8.0

9.0

10.0

12.0

13.0

14.0

THESE COMMENTS HAVE BEEN PROVIDED TO THE APPLICANT OR THEIR
CONSULTANTS AND FORM PART OF THESE CONDITIONS.

All processing and administrative fees shall be paid prior to the registration of the plan. Such
fees will be charged at prevailing rates of approved City and Regional Policies and By-laws
on the day of payment.

The applicant/owner shall agree to convey/dedicate, gratuitously, any required road or
highway widenings, 0.3 m (1 ft.) reserves, walkways, sight triangles, buffer blocks and utility
or drainage easements to the satisfaction of the City, Region or other authority.

The applicant/owner shall provide all outstanding reports, plans or studies required by
agency and departmental comments.

That a Zoning By-law for the development of these lands shall have been passed under
Section 34 of the Planning Act, R.S.0. 1990, c.P.13, as amended, and be in full force and
effect prior to registration of the plan.

The proposed streets shall be named to the satisfaction of the City and the Region. In this
regard, a list of street names shall be submitted to the City Transportation and Works
Department as soon as possible after draft plan approval has been received and prior to any
servicing submissions. The owner is advised to refer to the Region of Peel Street Names
Index to avoid proposing street names which conflict with the approved or existing street
names on the basis of duplication, spelling, pronunciation, and similar sounding.

Prior to final approval, the Engineer is required to submit, to the satisfaction of the Region, all
engineering drawings in Micro-Station format as set out in the latest version of the Region of
Peel "Development Procedure Manual".

Prior to final approval, the developer will be required to monitor wells, subject to the
homeowner's permission, within the zone of influence, and to submit results to the
satisfaction of the Region.

The applicant/owner shall make arrangements acceptable to the City with regard to any Park
issues including all servicing requirements including fencing/hoarding. To partially fulfil the
requirements of the Planning Act, R.S.0. 1990, c.P.13, as amended, the City will accept
Block Number 3 and 4, having an area of 0.46 ha (1.13 ac.), for park or other public
recreational purposes. Block Number 3 and 4 will be conveyed prior to the registration of the
subdivision.

Prior to final approval, the City shall be advised by the School Boards that satisfactory
arrangements regarding the adequate provision and distribution of educational facilities
have been made between the developer/applicant and the School Boards for this plan.

Prior to execution of the Subdivision Agreement, the developer shall name to the satisfaction
of the City Transportation and Works Department the telecommunications provider.

Prior to execution of the Subdivision Agreement, the developer must submit in writing,
evidence to the Commissioner of the City Transportation and Works Department, that
satisfactory arrangements have been made with the telecommunications provider, Cable TV
and Hydro for the installation of their plant in a common trench, within the prescribed location
on the road allowance.
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15.0 That prior to signing of the final plan, the Commissioner of Planning and Building is to be
advised that all of the above noted conditions have been carried out to the satisfaction of the
appropriate agencies and the City.

16.0 That the owner/applicant shall register a public easement for vehicular and pedestrian
access over the future private road extension of Belbin Street as well as the unnamed road
connecting Belbin Street to Thornwood Drive in favour of the City of Mississauga, as follows:

a) Public Vehicular and Pedestrian Access Easement through the site to facilitate connectivity
between Armdale Road and Eglinton Avenue East, with an easement width of 17.0 metres
over Part 1 and Part 2 as shown on the Reference Plan 43R-39652 prepared by Schaeffer
Dzaldov Bennett Ltd. (Dwg No. 17-450-07B, dated October 7, 2020),

b) Public Vehicular and Pedestrian Access Easement through the site to facilitate connectivity
between Belbin Street and Thornwood Drive along the unnamed private road with an
easement width of 17.0 metres over Part 4 as shown on the Reference Plan 43R-39652
prepared by Schaeffer Dzaldov Bennett Ltd. (Dwg No. 17-450-07B, dated October 7, 2020),

These private roads and easements are to be designed in accordance to the City of
Mississauga standards, which details will be included in the Subdivision Agreement.

THE REQUIREMENTS OF THE CITY WILL BE EFFECTIVE FOR THIRTY-SIX (36) MONTHS
FROM THE DATE THE CONDITIONS ARE APPROVED BY THE COMMISSIONER, PLANNING
AND BUILDING DEPARTMENT. AFTER THIS DATE REVISED CONDITIONS WILL BE
REQUIRED. NOTWITHSTANDING THE SERVICING REQUIREMENTS MENTIONED IN
SCHEDULE A, CONDITIONS OF APPROVAL, THE STANDARDS IN EFFECT AT THE TIME OF
REGISTRATION OF THE PLAN WILL APPLY.
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