Amendment No. 110
to

Mississauga Official Plan



By-law No. Oo/—iq ~ 20N

A by-law to Adopt Mississauga Official Plan 'Amerldment No.-110

- WHEREAS in accordance with the provisions of sections 17 or 21 of the
Planning Act, R.S.0. 1990, c.P.13, as amended, ("P/ann/ng Acf) Council may
adopt an Official Plan or an amendment thereto;

AND WHEREAS, pursuant to subsection 17(10) of the Planning Act, thé
Ministry of Municipal Affairs and Housing authorized the Regional Municipality of
Peel ("Region" or "Regional"), an approval authority, to exempt from its approval
any or all proposeci Local Municipal Official Plan Amendments;

AND WHEREAS, Regional Council passed By-law Number 1-2000 which
exempted all Local Municipal Official Plan Amendments adopted by local
councils in the Region after March 1, 2000, provided that they conform with the
Regional Official Plan and comply with conditions of exemption;

, AND WHEREAS, the Commissioner of Public Works for the Region has
advised that, with regard to Amendment No. 110, in his or her opinion the
amendment conforms with the Regional Official Plan and is exempt;

AND WHEREAS, Council desires to adopt certain amendments to
Mississauga Official Plan regarding Special Site 6 in the Uptown Major Node
Character Area; :

NOW THEREFORE the Council of The Corporation of the City of
Mississauga ENACTS as follows:

1| The document attached hereto, constituting Amendment No. 110 to
Mississauga Official Plan, is hereby adopted.

ENAGTED and PASSED this_ 3~ _ day of_ 00O 2021,

Signed PR signed M/

- MAYOR : CLERK




Amendment No. 110
to

Mississauga Official Plan

The following text attached constitutes Amendment No. 110.

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
August 14, 2020, pertaining to this Amendment.



PURPOSE

The purpose of this Amendment is to amend the Special Site 6 policies of the
Uptown Major Node Character Area to increase the number of dwelling units,
decrease the minimum and remove the maximum amount of retail commercial
and office space, increase the permitted height of buildings and delete the floor
space index (FSI) from the subject site.

LOCATION

The lands affected by this Amendment are located in the northwest quadrant
of Hurontario Street and Eglinton Avenue West. 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 are subject to
Special Site policies. The policies permit apartment buildings with a maximum of
1 969 dwelling units, a minimum of 11 000 m? of retail commercial and office
space, a maximum height of 34 storeys and a maximum FSI of 5.19 in Area 6A
and 7.11 in Area 6B. The Character Area policies permit a maximum floor space
index of 2.9.

An Official Plan Amendment is required to permit a maximum of 2 370 dwelling
units, a minimum of 9 400 m? of retail commercial and office space, two 35 storey
apartment buildings and one 38 storey apartment building, on Area 6A and 6B,
respectively.

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, a
higher density, and a mix of land uses.

2. The policies in Section 13.1.1.3 of Mississauga Official Plan for heights
more than 25 storeys have been addressed. The use of podiums and the
distribution of density on the site provide an appropriate transition to the
surrounding neighbourhood.



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 on Map 13-4: Uptown Major Node Character Area 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 deleting Section 13.4.4.6.2
and replacing it with the following:

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

a. a maximum of 2 370 dwelling units will be permitted;

b. a minimum of 9 400 m? of retail commercial and office space will be
located within the first three floors of the buildings within Areas 6A
and 6B;

c. a maximum building height of 35 storeys will be permitted on the lands
identified as Area 6A, and,

d. a maximum building height of 38 storeys will be permitted on the lands
identified as Area 6B.

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 September 3, 2020.

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 18 011 w5.mopa 110.ms.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
February 19, 2019 in connection with this proposed Amendment.

Two members of the public made deputations regarding the applications and
comments received through correspondence and at the public meeting were
generally directed towards increased density, traffic, and whether sufficient
parkland will be available. These issues have been addressed in the Planning
and Building Department report dated August 14, 2020 attached to this
amendment as Appendix Il.
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MISSISSaUGa

Date: August 14, 2020

To: Chair and Members of Planning and Development
Committee

From: Andrew Whittemore, M.U.R.P., Commissioner of
Planning & Building

Originator’s file:
0Z 18/011 W5

Meeting date:
September 8, 2020

Subject

PUBLIC MEETING RECOMMENDATION REPORT (WARD 5)

Official Plan amendment and rezoning applications to permit four condominium
apartment buildings with heights of 32, 35, 35 and 38 storeys which will contain

1,355 apartment units and retail and office uses

0 and 5044 Hurontario Street, northwest corner of Eglinton Avenue West and Hurontario

Street
Owner: Pinnacle International (Ontario) Ltd.
File: OZ 18/011 W5

Recommendation

1. That the applications under File OZ 18/011 W5, Pinnacle International (Ontario) Ltd., 0 and
5044 Hurontario Street to amend Mississauga Official Plan (MOP) and to change the

zoning as follows:

a. Amend Map 13-4 to delete the existing floor space index (FSI) range between 1.9 to

2.9;

b.  Amend Residential High Density — Special Site 6 of the Uptown Major Node
Character Area to permit a maximum of 2,370 dwelling units, a minimum of 9 130 m?
(98,274.5 ft?) of retail commercial and office space, building heights in excess of 34
storeys, and maximum floor space index (FSI) of 4.8 and 7.6 on 6A (north block,
Phase 4, Parts 1 and 2) and 6B (south block, Phases 3 and 5), respectively;

C. Amend the RA5-42, H-RA5-42, RA5-43 and H-RA5-43 zoning to permit four
apartment buildings containing 1,355 units with heights of 32, 35, 35 and 38 storeys.

be approved subject to the conditions referenced in the staff report dated August 14, 2020

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

That the "H" holding symbols are to be removed from H-RA5-42 and H-RA5-43
(Apartments) zoning applicable to the subject lands, by further amendment upon
confirmation from applicable agencies and City Departments that matters as outlined in the
report dated August 14, 2020, from the Commissioner of Planning and Building have been
satisfactorily addressed.

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 not increase.

Report Highlights

e The applications are to amend the policies of the official plan and change the zoning
by-law to allow for increased building heights and number of apartment units, and
decreased non-residential uses

e The applicant has made revisions to the proposal to address issues raised at the Public
Meeting and by staff, including reducing the number of proposed apartment buildings,
reducing the proposed building heights, and decreasing the number of apartment units

¢ It has been concluded that the proposed development is supportable from a planning
perspective

o 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 February 19, 2019,
at which time an Information Report
(https://www7.mississauga.ca/documents/committees/pdc/2019/2019_02_19_Afternoon_PDC _
Agenda.pdf) was received for information. Recommendation PDC-008-2019 was then adopted
by Council on March 6, 2019.

1.

That the report dated January 29, 2019, from the Commissioner of Planning and
Building regarding the applications by Pinnacle International (Ontario) Ltd. to permit
five apartment buildings containing 2,095 units with heights of 30, 35, 38, 50, and 50
storeys with retail and office commercial uses in the podiums, under File

0OZ 18/011 W5, 0 and 5044 Hurontario Street, be received for information.

That two oral submissions made to the Planning and Development Committee at its
meeting dated February 19, 2019, be received.
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There were some technical matters that needed to be resolved before the Planning and Building
Department could make a recommendation on the applications. Given the amount of time since
the public meeting, full notification was provided.

The proposed development will consist of four condominium apartment buildings with heights of
32, 35, 35 and 38 storeys which will contain 1,355 apartment units and retail and office uses, as
shown below:

Comments
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REVISED DEVELOPMENT PROPOSAL

The applicant has made some minor modifications to the proposed concept plan including:

e Reduce the number of proposed apartment buildings from 5 to 4

e Reducing the proposed building heights from 30, 35, 38, 50, and 50 storeys to 32, 35, 35,
and 38 storeys

e Decreasing the number of apartment units from 2,095 to 1,355

¢ Providing a commitment that approximately 5% (for a total of 20 units) of additional proposed
units will be sold at or below the affordable price threshold, rented at an affordable rate
(depth and duration of affordability to be determined) or that a financial contribution
equivalent in value to this will be provided and be placed into a Housing Reserve Fund or a
combination of these contributions be made and used for future affordable housing in
Mississauga, which will be determined at the time of condominium registration

e Decreasing the minimum non-residential gross floor area from 10 230 m? (115,175 ft?) to
9 130 m? (98,274.5 ft?)

COMMUNITY ENGAGEMENT

Notice signs were placed on the subject lands advising of the proposed official plan and zoning
change. All property owners within 120 m (393 ft.) were notified of the applications on

January 24, 2019. Supporting studies were posted on the City's website at
http://www.mississauga.ca/portal/residents/development-applications.

The public meeting was held on February 19, 2019. Two members of the public made
deputations regarding the applications. Responses to the issues raised at the public meeting
and from correspondence received can be found in Appendix 2.

No community meetings were held for the subject applications.

PLANNING ANALYSIS SUMMARY

The Planning Act allows any property owner within the Province of Ontario the ability to make a
development application to their respective municipality in order to accommodate a particular
development proposal on their site. Upon the submission of mandated technical information, the
municipality is obligated under the Planning Act to process and consider the application within
the rules set out in the Act.

The Province identifies through its Provincial Policy Statement matters that are of provincial
interest, which require the development of efficient land use patterns and sustainability in urban
areas that already exist. The Province has also set out the Growth Plan for the Greater Golden
Horseshoe, which is designed to promote economic growth, increase housing supply and build
communities that are affordable and safe, among other items. The Growth Plan requires
municipalities to manage growth within already existing built up areas to take advantage of
existing services to achieve this mandate. In order to meet required housing supply projections,
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the Planning Act instructs municipalities to make planning decisions that are consistent with the
Provincial Policy Statement and the Growth Plan.

A detailed Planning Analysis is found in Appendix 2.

The applications are consistent with the Provincial Policy Statement and conform to the Growth
Plan for the Greater Golden Horseshoe, the Region of Peel Official Plan and Mississauga
Official Plan.

An official plan amendment will permit four condominium apartment buildings with 1,355 units
(heights of 32, 35, 35 and 38 storeys) and with retail and office use. Specifically, the
amendment is needed to:

. permit heights in excess of 34 storeys

. reduce the amount of non-residential gross floor area to a minimum of 9 130 m?
(98,274.5 ft?) of retail commercial and office space contained within the apartment
buildings in Area 6A (north block, Phase 4, Parts 1 and 2) and 6B (south block, Phases

3 and 5)
. decrease in the maximum floor space index (FSI) to 4.8 within Area 6A
. allow an increase in the maximum FSI to 7.6 within Area 6B.

Both sites are located in the Uptown Major Node, which is an area of the City’s urban structure
that is intended to intensify while providing a mix of uses at a higher density. To ensure a better
transition to neighbouring properties, a six storey podium has been introduced on the north side
of the subject property, adjacent to the two ten storey Peel Non-Profit apartment buildings. The
land to the east of the site is zoned for three apartment buildings with maximum heights of 21,
27 and 33 storeys and an existing commercial plaza. Lands to the south of the site include a
gas station and two apartment buildings with heights of 25 and 28 storeys. Lands to the west of
the site are zoned for 15 and 34 storey apartment buildings and 23 and 26 storey apartment
buildings. While the proposed 38 storey building is taller than some of the surrounding uses, it is
only one storey taller than the existing apartments at the southwest corner of Kingsbridge
Garden Circle and Tucana Court (45 Kingsbridge Garden Circle), located approximately 260 m
(850 ft.) southwest of the subject property.

UPTOWN NODE CAPACITY REVIEW SUMMARY

Given the number of active and preliminary development applications in the Uptown Major
Node, a capacity review study was undertaken to determine the cumulative impact of this
growth on the provision of infrastructure and services. Findings suggest the area is served by
transportation options, and a range of goods and services, however, on-going review and
improvements to mitigate impacts of increase development will likely benefit future residents.

Specifically, the study indicates that the Uptown Major Node currently has a parkland and
playground deficiency, and there is an immediate need for a new Peel District School Board
elementary school to serve the area. Moreover, if growth continues along its current trajectory, it
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is likely that increased pressure will be placed on the Node’s road network, libraries and
community facilities.

On July 27, 2020, Council authorized staff (PDC 0027-2020 from Planning and Development
Committee) to develop an Official Plan Amendment that includes a Block and Road Plan to help
address these matters, along with permission to consult the community and hold a public
meeting. Staff are exploring ways that an OPA can work within a provincial framework to secure
future parkland and playgrounds, as well as to ensure this parkland is provided as part of an
interconnected system of greenspace. Where a park cannot be secured, pocket parks and
POPS (Privately Owned Publicly Accessible Spaces) could be considered.

Strategic Plan

The applications are consistent with the Connect pillar of the Strategic Plan by contributing a
choice of housing type to residents that supports the principle of building complete communities
to accommodate growth.

Financial Impact

All fees paid by developers are strictly governed by legislation, regulation and City by-laws.
Fees are required to be paid prior to application approval, except where otherwise may be
prescribed. These include those due to the City of Mississauga as well as any other external
agency.

Conclusion

In summary, 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 commercial and residential uses. The proposed official plan amendment and rezoning
applications are acceptable from a planning standpoint and should be approved.

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.
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Attachments

Appendix 1: Information Report
Appendix 2: Detailed Planning Analysis

A Mo

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building

Prepared by: Caleigh Mclnnes, Development Planner

Originator’s file: OZ 18/011 W5
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Date: 2019/01/29 Originator’s file:
0Z18/011 W5
To:  Chair and Members of Planning and Development

Committee
From: Andrew Whittemore, M.U.R.P., Commissioner of Meeting date:
Planning and Building 2019/0%/19 '

Subject

PUBLIC MEETING INFORMATION REPORT (WARD 5)

Applications to permit five apartment buildings containing 2,095 units with heights of 30,
35, 38, 50, and 50 storeys with retail and office commercial uses in the podiums

0 and 5044 Hurontario Street

Northwest corner of Eglinton Avenue West and Hurontario Street

Owner: Pinnacle International (Ontario) Ltd.

File: OZ 18/011 W5

Bill 139

Recommendation

That the report dated January 29, 2019, from the Commissioner of Planning and Building
regarding the applications by Pinnacle International (Ontario) Ltd. to permit five apartment
buildings containing 2,095 units with heights of 30, 35, 38, 50, and 50 storeys with retail and
office commercial uses in the podiums, under File OZ 18/011 W5, 0 and 5044 Hurontario Street,
be received for information.

Background

The subject lands were part of a larger Master Planning exercise that started in 2007 and
concluded in 2012 with the approval of a draft plan of subdivision, Official Plan Amendment, and
implementing Zoning By-law. Since 2012 there have been a number of revisions to the Master
Plan, as outlined in the site history (Appendix 1).

The applications have been deemed complete and circulated for technical comments. The
purpose of this report is to provide preliminary information on the applications and to seek
comments from the community. This report consists of two parts, a high level overview of the
applications and a detailed information and preliminary planning analysis (Appendix 1).
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PROPOSAL
The subject lands constitute the two remaining vacant properties shownin red on the map

below within the Pinnacle Master Plan community, one property to the north, and one property
to the south of Watergarden Drive. The applicant is proposing an official plan amendment and
rezoning to permit five apartment buildings with heights of 30, 35, 38, 50, and 50 storeys, and
retail and office commercial uses in the podiums. Three of the apartment buildings are proposed
on the north parcel (Phase 4, Part 2, 0 Hurontario Street), and two of the apartment buildings
are proposed on the southerly parcel (Phase 5, 5044 Hurontario Street).

The applicant is proposing to amend the Residential High Density — Special Site 6 policies to:
e increase the maximum number of apartment dwellings from 1,969 to 3,109

decrease the minimum amount of required retail and office commercial space from

11 000 m? (118,403 sq.ft.) to 10 230 m? (115,175 sq.ft.)

increase the maximum floor space index (FSI) from:
o 5.19106.99 in Area 6A, north parcel, (Phase 4, Parts 1 and 2); and

o 7.11 10 8.23 in Area 6B, southerly parcel, (Phases 3 and 5)
permit a maximum height of 50 storeys

Phasing plan of overall development
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The zoning by-law will also need to be amended from RA5-42 (Apartment Dwellings), H-RA5-42
(Apartment Dwellings) and H-RA5-43 (Apartment Dwellings) to RA5-Exception (Apartment
Dwellings) to implement this development proposal.
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During the ongoing review of these applications, staff may recommend different land use
designations and zoning categories to implement the proposal.

Comments

The properties are located on the west side of Hurontario Street, north of Eglinton Avenue West
within the Uptown Major Node Character Area. The site is currently vacant. The surrounding
neighbourhood contains apartment buildings and townhomes, with a commercial plaza located
across Hurontario Street, and a gas station to the south.

The northern portion of the site is subject to a holding provision to deal with the development of
the future Light Rail Transit (LRT) line. The southern portion of the site is subject to a holding
provision that requires a satisfactory agreement with the City of Mississauga for a $375,000
public art contribution for Area 'A2' (Phase 4, Part 2).

Aerial image of 0 and 5044 Hurontario Street
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Applicant’s rendering of the proposed development

LAND USE POLICIES AND REGULATIONS

The relevant policies of Mississauga Official Plan are consistent with the Provincial Policy
Statement (PPS), Growth Plan for the Golden Horseshoe (Growth Plan) and Region of Peel
Official Plan (ROP). The Greenbelt Plan and Parkway Belt Plan policies do not apply. The
conformity of this proposal with the policies of Mississauga Official Plan (MOP) is under review.

Additional information and details are found in Appendix 1, Section 6.

AGENCY AND CITY DEPARTMENT COMMENTS
Agency and department comments are summarized in Appendix 1, Section 9.

Financial Impact

All fees paid by developers are strictly governed by legislation, regulation and City by-laws.
Fees are required to be paid prior to application approval, except where otherwise may be
prescribed. These include those due to the City of Mississauga as well as any other external
agency.
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Conclusion

All agency and City department comments have been received. The Planning and Building
Department will make a recommendation on this project after the public meeting has been held
and the issues have been resolved. Major issues to be addressed include: confirmation of the
adequacy of the existing sewer and water services; review of impacts on traffic, provision of
information to NAV CANADA; ensuring appropriate transition in heights; provision of affordable
housing, and the mix of uses on the site.

Attachments
Appendix 1: Detailed Information and Preliminary Planning Analysis

;’/i E_ﬂ' x.ﬁl.f MALAL

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building

Prepared by: Caleigh Mcinnes, Development Planner
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Detailed Information and Preliminary Planning Analysis

Owner: Pinnacle International (Ontario) Ltd.
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1. Site History
Since 2012 there have been a number of revisions to the Master Plan, as outlined below:

e March 5, 2003 — The Region of Peel approved the Mississauga Plan policies for the
Hurontario District, designating the subject lands as "Residential Low Density 1",
"Residential Medium Density I", "Residential High Density II", and "Public Open Space"

e June 20, 2007 — Zoning By-law 0225-2007 came into force except for those sites which
were appealed. The matter was originally appealed by the applicant (Appeal No. 18) and
was withdrawn in November 2008. The subject lands were initially zoned D
(Development) which only permits legally existing uses

¢ November 14, 2012 — Mississauga Official Plan came into force except for those
site/policies which have been appealed. As no appeals were filed, the policies of the new
Mississauga Official Plan apply. The subject lands were designated Residential High
Density — Special Site 6 in the Uptown Major Node Character Area

o December 12, 2012 — City Council enacted By-law 0276-2012 to amend Mississauga
Official Plan (MOPA 3) from Residential Low Density Il, Residential Medium
Density |, Residential High Density Il and Public Open Space to Residential Medium
Density | and Residential High Density: Special Site 6, Public Open Space and
Greenbelt

o December 12, 2012 — City Council enacted By-law 0275-2012 which changed the zoning
of the entire property from D (Development) to RA5-43 (Apartment Dwellings —
Exception) and H-RA5-43 (Apartment Dwellings — Exception with Holding Provision)
under file OZ 07/025 W5

e March 6, 2013 - The Draft Plan of Subdivision was approved under file T-M07006 W5

o September 10, 2014 — City Council enacted By-law 0243-2014 to amend Zoning By-law
0225-2007 which changed the zoning of Phase 3 from H-RA5-42 (Apartment Dwellings —
Exception with Holding Provision) to RA5-42 (Apartment Dwellings — Exception) under
file OZ 13/020 W5. This rezoning application reduced the number of proposed apartment
buildings from three to two, while increasing the proposed building heights of both
buildings. It also transferred the minimum 1 000 m? (10,764 sq. ft.) gross floor area non-
residential (commercial) use requirement from the proposed building located in Phase 3
to the podium of the proposed building in Phase 5. A site plan was subsequently
approved on August 19, 2016, under file SP 16/001 W5

e October 25, 2017 — City Council enacted By-law 0202-2017 to amend Mississauga
Official Plan (MOPA 74) and Zoning By-law 0225-2007 from H-RA5-43 (Apartment
Dwellings — Exception with Holding Provision) and RA5-43 (Apartment Dwellings —
Exception) to H-RA5-43 (Apartment Dwellings — Exception with Holding Provision) and
RA5-43 (Apartment Dwellings — Exception) under file OZ 16/010 W5. This application
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reduced the number of permitted apartment buildings from three to two while increasing
the proposed heights to 15 and 34 storeys on this parcel (Phase 4, Parts 1 and 2). It also
transferred the minimum 4 770 m? (51,344 sq. ft.) gross floor area non-residential
(commercial) use requirement from Phase 4, Part 1 and Phase 4, Part 2 to Phase 4, Part
2. A minimum gross floor area non-residential of 230 m? (3,476 sq. ft.) remained on
Phase 4, Part 1.

Original and Revised Zoning Permissions within previous Phases of the Pinnacle Development

Phase Area Originally Subsequently | Permitted # | Proposed # | Permitted | Proposed
and File Permitted Approved of Units of Units FSI FSI
Number Height Height
1 0.53 ha | 25and 28 25 and 28 463 463 7.5 7.5
(1.3 ac.) | storeys storeys
2 1.95 ha | 3 storeys 3 storeys, 100 100 0.97 0.97
(4.83 12.5 m (41 ft.) | townhomes | townhomes
ac.)
3 0.51ha | 15,20and |23 and 26 454 446 7.11 6.94
(1.3 ac.) | 20 storeys | storeys
4 Part [ 0.73ha |10,15and | 15and 34 468 468 5.19 5.12
1 (1.80 20 storeys | storeys
ac.) and 10
townhomes
Totals 297 ha | 28 storeys | 34 storeys 1,385 1,376 0.97 to 0.97t0 7.5
(7.39 apartments | apartments | 7.11
ac.)
100 100

townhomes | townhomes

Existing and Proposed Zoning Permissions in last two Phases of the Pinnacle Development

Phase Area Originally Proposed Permitted # | Proposed # | Permitted | Proposed
and File Permitted Height of Units of Units FSI FSI
Number Height
4 Part | 0.73ha | 10to25 38 and 50 280 935 5.19 8.87
2 (1.80 storeys storeys
ac.)
5 1.03ha |3to34 30, 35and 50 | 676 1,160 7.11 8.88
(2.54 storeys storeys
ac.)
Totals 1.76 ha | 3to 34 30to 50 956 2,095 5.19 to 8.87 to 8.88
(4.34 storeys storeys 7.1
ac.)

2. Site and Neighbourhood Context

The property is located on the west side of Hurontario Street, north of Eglinton Avenue West,
within the Uptown Major Node Character Area. The site is currently vacant, with the exception of
a temporary sales presentation centre located on the southerly parcel, but is zoned to permit
apartment buildings with retail and office commercial uses. The Uptown Major Node is centred
on the Hurontario Street and Eglinton Avenue intersection and is undergoing significant
transition and growth.

A future Light Rail Transit (LRT) stop is proposed at the intersection of Hurontario Street and
Eglinton Avenue West, just south of the subject property. Land uses within the node consist of
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apartment buildings, retail and office commercial, with some vacant parcels. Generally, there is
a transition from high density to medium and low density residential buildings further from the
Hurontario/ Eglinton intersection.

The population of this Major Node is forecast to more than double between 2011 (9,465) and
2041 (19,700), with a population density of 96.54 people/ha. Seventy percent of the population
within this area are working age (15 to 64 years of age), 17% are children (0-14 years) and 13%
are seniors (65 years and over). There are slightly fewer children and more seniors living in the
Uptown Major Node Character Area when compared to the City as a whole. On average, the
total number of persons within a household in this area is 2. Approximately 87% of the
population living in apartments of five storeys or higher, which is significantly greater than the
City’s average (25%). The mix of housing tenure for the node is 2,665 units (67%) owned and
1,290 units (33%) rented, with a vacancy rate of approximately 0.8%.

The node contains the Emerald Centre (west side of Hurontario, north of Highway 403), 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 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,
northeast of the subject property, approximately 2 km (1.24 miles) away from the site.

There are several bus service routes (19, 19A, 19B, 19C, and 103) which provide access
directly to the Downtown Transit Terminal, which connects to the Cooksville GO station and to
the Transit Way. There are also bus service routes on Eglinton Avenue (35 and 35A) which
provide access to the Islington (TTC) Station.
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Aerial Photo

Property Size and Use

Frontages:

0 Hurontario Street (north parcel) 79 m (259 ft.)
5044 Hurontario Street (south parcel) | 113 m (371 ft.)
Depth:

0 Hurontario Street (north parcel) 85 m (278.87 ft.)

5044 Hurontario Street (south parcel) | 107 m (351.1 ft.)
Gross Lot Area:

0 Hurontario Street 0.73 ha (1.80 ac.)
5044 Hurontario Street 1.03 ha (2.54 ac.)
Total 1.76 ha (4.32 ac.)
Existing Uses: Vacant

The surrounding land uses are:

North: Ten storey apartment building, Gardenview Court (Peel Non-Profit)

East: Vacant lands zoned for three apartment buildings with maximum heights of 21, 27
and 30 storeys and an existing commercial plaza across Hurontario Street

South:  Gas station, and two apartment buildings with heights of 25 and 28 storeys

West: Vacant lands zoned for 15 and 34 storey apartment buildings, 23 and 26 storey
apartment buildings and townhomes farther west
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Image of existing conditions looking north from Watergarden Drive (Phase 4, Part 2)

g
R e W

Image of existing conditions looking south from Watergarden Drive (Phase 3 and 5)
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Other Development Applications

There is an active site plan for two apartment buildings with heights of 15 and 34 storeys on
Phase 4, Part 1 of the Master Plan, located on the north side of \Watergarden Drive, east of Four
Springs Avenue, and abutting the Part 2 lands.

There is an active site plan for a 33 storey apartment building, located at the southeast corner of
Hurontario Street and Nahani Way, which is currently under construction.

There is also active development applications for six apartment buildings with proposed heights
ranging between 30 to 45 storeys located on the vacant lands on the north side of Eglinton
Avenue East, east of Hurontario Street.

Community Services

Servicing and parkland provision was addressed through the original development application
approvals. Should this application be approved, with a total of 2,095 residential units, Cash in
Lieu of Parkland will be required for 460 of these units prior to the issuance of building permits.

Kingsbridge Common Park is located on the east side of Regents Terrace, south of Eglinton
Avenue, which is less than 1 275 m (4,183 ft.) from the subject lands. There are also new parks
that have not yet been named, located west of the subject property along Little Creek Road,
less than 127.5 m (418.3 ft.) from the subject lands.

Cooksville Creek Public School is located on the west side of Salishan Circle, south of
Ceremonial Drive. Fairwind Senior Public School is located on the east side of Fairwind Drive,
north of Ceremonial Drive, and Rick Hansen Secondary School is located to the northwest of
Eglinton Avenue West and Mavis Road.

3. Project Details

The applications are to permit five apartment buildings with heights of 30, 35, 38, 50 and 50
storeys with retail and office commercial uses permitted in the first three floors of the buildings
facing Hurontario Street.

Development Proposal

Applications submitted: Received: June 1, 2018
Deemed incomplete: June 28, 2018
Deemed complete: July 4, 2018

Developer/Owner/Applicant: Pinnacle International (Ontario) Ltd.
Number of units:

0 Hurontario Street (north parcel) 935

5044 Hurontario Street (south parcel) 1,160

Total 2,095

Proposed Residential Gross 2

Floor Area: 145 378.7 m* (1,564,843 sq.ft.)
Proposed Non-ReS|dent|aI Gross 10 663.5 m? (114,781 sq.ft)

Floor Area:

Total Gross Floor Area (GFA) 156 042.2 m* (1,679,624 sq.ft.)
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Development Proposal

Height:

30, 35, 38, 50 and 50 storeys

Lot Coverage:

49.0% (north parcel) and 57.5% (south parcel)

Floor Space Index:

6.99 (north parcel) and 8.23 (south parcel)

Landscaped Area:

38.5% (north parcel) and 37.0% (south parcel)

Net Density:

2,578 people/ha and 1,062 people/ac

Anticipated Population:

4 588 people*
*Average household sizes for all units (by type)
based on the 2016 Census

Parking:

resident spaces

shared visitor/commercial spaces*
Total

Required Proposed

2316 2367
512 512
2828 2879

Green Initiatives:

Below grade rainwater detention facilities
Permeable pavers

Planting large shade trees along street frontages
Native vegetation

*Note: greater of visitor parking required or all non-residential parking required
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Concept Plan and Elevations
North Parcel Site Plan — 0 Hurontario Street

(BY-LAW AREA C)
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South Parcel Site Plan — 5044 Hurontario Street
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Elevations

Phase 4, Part 2 - North

o
Phase 4, Part 2 — East
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Phase 4, Part 2 — South

Phase 4, Part 2 — West
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Phase 5 — North
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Phase 5 — South
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Applicant's rendering

4. Community Comments

The following comments received through letters and emails as well as any other issues raised
at the public meeting, will be addressed in the Recommendation Report, which will come at a
later date.

e Concern with proposed height and density

e Additional traffic generated by the development will impact the entire neighbourhood and in
particular, the intersections of Four Springs Avenue and Eglinton Avenue West and
Watergarden Drive and Hurontario Street

e Concerns were expressed for pedestrian safety

o Insufficient visitor parking spaces in the neighbourhood

e Concern with lack of green space and/or parkland

e Concern with stormwater management

No community meetings have been held.
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5. Land Use Policies and Regulations
Excerpt of Uptown Major Node Land Use
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