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DATE:

TO:

FROM:

SUBJECT:

December 12, 2006

Chair and Members of Planning and Development Committee
Meeting Date: January 8, 2007

Edward R. Sajecki
Commissioner of Planning and Building

Rezoning Application

To permit additional apartment building development

1355 Silver Spear Road

West side of Dixie Road, south of Burnhamthorpe Road East
Owner: CAP REIT Apartments Incorporated

Applicant: Northgrave Architects
Bill 20

Supplementary Report Ward 3

RECOMMENDATION:

That the Report dated December 12, 2006, from the Commissioner
of Planning and Building recommending approval of the
application under File OZ 02/002 W3, CAP REIT Apartments
Incorporated, 1355 Silver Spear Road, west side of Dixie Road,
south of Burnhamthorpe Road East, be adopted in accordance with
the following:

1. That notwithstanding that subsequent to the public meeting,
changes to the application have been proposed, Council
considers that the changes do not require further notice and,
therefore, pursuant to the provisions of subsection 34(17) of
the Planning Act, as amended, any further notice regarding
the proposed amendment is hereby waived.

2. That the application to change the Zoning from “RM7D4-
242” (Multiple Residential) to “H-RM7D5-Special Section”
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BACKGROUND:

(Multiple Residential) to permit an additional apartment
building on the lands in accordance with the proposed zoning
standards described in the report, be approved subject to the
following conditions:

(a) That the implementing zoning by-law incorporate a
Holding Symbol which can be lifted upon the condition
that a satisfactory Site Plan has been approved by the
City, addressing matters respecting the massing and
conceptual design of the proposed building and its
relationship with the existing building, streets and
exterior areas.

(b) That the applicant agree to satisfy all the requirements of
the City and any other official agency concerned with the
development.

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

3. Inthe event that the new Mississauga Zoning By-law is
passed by City Council and comes into force and effect, the
new Mississauga Zoning By-law be amended from “RA4-42
(Apartment Dwellings) to “H-RA4-Special Section”
(Apartment Dwellings) subject to conditions contained in
Recommendation No. 2.

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

A public meeting was held by the Planning and Development
Committee on June 2, 2003, at which time a Planning and Building
Department Information Report (Appendix S-1) was presented and
received for information.
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COMMENTS:

At the public meeting, the Planning and Development Committee
passed Recommendation PDC-0066-2003 which was subsequently
adopted by Council and is attached as Appendix S-2.

The applications as originally filed to amend the Official Plan and
Zoning By-law were to permit the construction of an 130 unit
apartment building, at a Floor Space Index of 1.76 (see Appendix
S-1, Exhibit I-1 for additional information). In a letter dated

May 4, 2005, the applicant modified the application to marginally
reduce the overall footprint of the building and number of units by
20 from 130 to 110, and withdrew the request to amend the
Official Plan (see Planning Comments section for additional
information on the revised proposal).

See Appendix S-1 - Information Report prepared by the Planning
and Building Department.

On May 5, 2003, Mississauga Plan, with the exception of certain
policies that were appealed to the Ontario Municipal Board
(OMB), came into full force and effect. City Plan, the official plan
under which this application was originally submitted, has now
been repealed except for one site specific appeal. Mississauga
Plan governs and the applicant has consented to converting the
application to an application under Mississauga Plan.

COMMUNITY ISSUES

As noted in Appendix S-1, Community Meetings were conducted
by Ward 3 Councillor Prentice regarding the original application
on March 4, 2002 and March 6, 2003. A subsequent meeting was
conducted by Councillor Prentice on June 20, 2005 to present
details of the revised proposal. The following provides how issues
identified in Appendix S-1 and at the Community Meetings have
been addressed:

Comment
Ensure there is enough on-site parking for both the existing and

proposed buildings to avoid on-street parking problems on Silver
Spear Road.
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Response

The applicant has not requested a reduction in the parking standard
requirement for the subject development. Both tenant and visitor
parking will be provided in accordance with the Zoning By-law
standard.

Comment

Will the development have a traffic impact on Silver Spear Road
and the Winding Trail/Dixie Road intersection, and will the access
onto Dixie Road function appropriately?

Response

A Traffic Impact Study was submitted which indicates that the
existing transportation infrastructure, with the additional access to
Dixie Road, can accommodate the additional traffic that would be
generated by the development proposal (see Transportation and
Works Department comments for information).

Comment

Is there opportunity for combining access for the subject lands with
the library to the north, creating an intersection with commercial
development on the east side of Dixie Road?

Response

The feasibility of the connection was considered. It was
determined that to match the grade difference between the subject
lands and the library, the majority of the mature vegetation on the
north side of the property would be lost. Accordingly, this option
was no longer pursued.

Comment
There was concern respecting the loss of mature vegetation on the

lands, and the impact of development on the neighbouring Dixie
Woods Park to the south.
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Response

A vegetation and inventory analysis was submitted. While some
mature vegetation will be lost, effort will be made to protect what
remains on the lands, in particular along the north and east
perimeter. In addition, the applicant through the site plan approval
process will be required to provide a vegetation replacement
planting plan. The Community Services Department have advised
that they are satisfied the proposed development will not lead to
the decline of healthy trees on the adjacent municipal properties
(see below Community Services comments for additional
information).

Comment

The proposed building will block sunlight for the existing structure
to the immediate west.

Response

The applicant undertook a sun shadow analysis which determined
that the proposal will not generate excessive shadows over the
existing building and adjacent lands, and that adequate sunlight
will be provided for amenity spaces during summer afternoons and
evenings on the lands. The findings have been accepted by the
Planning and Building Department.

Comment

Is there adequate water and sewer capacity for the development?
Response

A Functional Servicing Report was provided, which has
determined to the satisfaction of the City and the Region of Peel

that existing storm and sanitary sewer and water services are
sufficient to accommodate the proposed development.
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UPDATED AGENCY AND CITY DEPARTMENT
COMMENTS

Region of Peel

Comments updated on November 7, 2006, indicate that the Region
has reviewed the Functional Servicing Report dated September 16,
2006, and are satisfied with the recommendations provided.
Accordingly, the Region has no objection to the approval of the
application.

City Community Services Department -
Planning, Development and Business Services Division

Comments updated August 29, 2006, indicate that the applicant
has provided further analysis that indicates that the proposed
development will not lead to the decline of healthy trees on the
adjacent municipal properties. If approved, securities and hoarding
requirements for the protection of municipal trees will be required.

Transportation and Works Department

Comments dated August 17, 2006, indicate that an acoustical
report dated January 6, 2006 has been received. The report
recommends the provision of air conditioning, building
construction measures and appropriate warning clauses to comply
with Ministry of Environment guidelines for indoor noise. The
details with respect to the screening of the outdoor playground will
be determined and addressed as part of the site plan approval
process to the satisfaction of the Planning and Building
Department.

In addition, Transportation and Works has also completed their
review of a Traffic Impact Study dated December 2002, including
an addendum letter dated August 2005 which indicates that the
existing transportation infrastructure, with the additional access to
Dixie Road can adequately accommodate the additional traffic to
be generated by this development proposal. The access to Dixie
Road will be a right-in/right-out access only as per requirements
from the Region of Peel. The Region of Peel has recommended
against a full moves access into the subject site because of traffic
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safety and operational concerns. Therefore, a full moves access to
Silver Spear Road is imperative to the operation of the site. In
addition, according to the applicant's Traffic Impact Study, there
does not appear to be any capacity or operational concerns on
Silver Spear Road.

PLANNING COMMENTS
Official Plan

The subject lands are designated within the Mississauga Plan
Policies for the Applewood District as “Residential - High Density
II” which permits apartment dwellings at a floor space index (FSI)
of approximately 1.0 to 1.5. In addition, the lands are located
within a Node where a greater variety and concentration of uses
are accommodated than in surrounding areas (see Appendix S-1
for Official Plan and Node information). The proposal to construct
an additional apartment building on the lands will result in a FSI of
1.67. The numbers contained in the Official Plan are approximate.
This variance is within the tolerable allowances permitted and is in
conformity with the goals and objectives of the Plan which seek to
locate higher densities within Nodes and along transit routes.

Development of the lands for additional apartment units is
appropriate for the following reasons:

e The development is in conformity with the Node Policies
as referenced above, resulting in a more compact urban
form supported by all levels of services;

e The location of the proposed structure fronting onto Dixie
Road (see Appendix S-3) is compatible with, and would
appear to have no adverse impacts on, existing surrounding
residential development. Matters respecting urban design,
however, including the massing and conceptual design of
the building and its relationship with the existing structure,
streets and exterior areas, need to be addressed through the
submission of a detailed site plan application. For this
reason, a Holding Symbol associated with the
implementing Zoning By-law is appropriate, as discussed
on Page 9 of this report;
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e Technical studies submitted in support of the application
have confirmed that development would appear to have no
negative impacts from a traffic, parking, environmental and
servicing perspective;

e Additional development will support transit services that
regularly operate on both Burhamthorpe Road East and
Dixie Road;

e The lands are well situated to take advantage of a range of
community services including the Burnhamthorpe Library,
Burnhamthorpe Community Centre, a number of parks, all
levels of schools and a wide range of commercial
opportunities. Many of the above services can be accessed
from the subject lands without the use of a vehicle;

e Additional tenure alternatives will be made available to
residents wishing to relocate to the area through the
offering of new rental accommodation;

e Appropriate open space opportunities will continue to exist
on the subject lands for both existing and future tenants, in
conjunction with the preservation of some mature
vegetation;

e The development continues to provide for a transition in
built form, which is higher adjacent Dixie Road, to a range
of lower density residential uses in the interior of the
community, west of the subject property.

Zoning

The subject rezoning application is in conformity with the
“Residential - High Density II” provisions of the Mississauga Plan
Policies for the Applewood District. The following is a brief
summary of the revised development proposal:
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(157,826 sq. ft.)

(106,566 sq. ft.)

Planning and Development Committee -9- December 12, 2006
Existing Proposed Combined
Building Building Buildings
Number of
199 110 309
Rental Units
Buildi
Hl;gﬁfg 14 storeys 10 storeys - -
Gross Floor 14 662 m” 9900 m” 24 562 m”

(264,392 sq. ft.)

Floor Space

1.02 - - 1.67
Index
Coverage 9.8% - - 17.0%
Density 135 uph 210 uph
(54.6 upa) (84.9 upa)

Parking 250 167 417
Spaces
Landscape 56.5% - 46.3%
Area
A imat

pproxiriate 456 252 708
Population

To date, only conceptual site plan and building elevation drawings
have been filed with the City in support of the subject application.
Additional information is necessary in order to properly evaluate
urban design matters respecting the massing and conceptual design
of the building and its relationship with the existing structure,

streets and exterior areas. Accordingly, staff are recommending
that the implementing zoning by-law incorporate a Holding
Symbol which can be lifted upon the condition that a satisfactory

Site Plan has been approved by the City addressing these matters.

The proposed “H-RM7D5-Special Section” zone as discussed
above is appropriate to accommodate additional apartment

development on the site, subject to a maximum gross floor area
requirement of 24,600 m* (264,800 sq. ft.) and a minimum open

space requirement of 40.0 percent.
Proposed Draft Zoning By-law

The zoning for the subject lands under the new draft zoning by-law
released in January 2005 is proposed to be "RA4-42" (Apartment
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Dwellings). This proposed zone is consistent with the permitted
uses and regulations contained within the existing "RM7D4-242"
(Multiple Residential) zone. Should this application be approved,
a new "H-RA4-Exception" (Apartment Dwellings) zone would be
required to reflect the site specific provisions sought through this
application.

Proposed Intensification Guidelines

On August 2, 2006, the Planning and Development Committee
considered a document entitled Proposed Interim Residential
Intensification Policies which noted that the City will be faced with
intensification pressures as remaining green field lands are
developed. This document also provided draft policies respecting
the following:

¢ intensification be directed to the Urban Growth Centre
which is located along Hurontario Street between Matheson
Boulevard and the Queen Elizabeth Way, including City
Centre;

e vacant or under utilized lands outside the Urban Growth
Centre can accommodate development in accordance with
the existing policies of Mississauga Plan;

e applications to amend Mississauga Plan for increased
residential density must be within the intent of the Plan, be
based on sound planning principles and enhance the
surrounding community.

Official Plan Amendment No. 58 was adopted by Council on
September 27, 2006, and has since been appealed to the Ontario
Municipal Board. As this document was adopted by Council after
the submission of the application, the policies would not apply.
Notwithstanding, the application is in conformity with the policies
of Mississauga Plan.

Site Plan Approval

Development on the lands is subject to site plan approval. Through
this process, staff look to ensure that matters such as minimizing
building mass, providing an articulated facade treatment and
efficient parking and access, and appropriate landscaping,
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FINANCIAL IMPACT:

CONCLUSION:

garbage/loading facilities and pedestrian connections are
accommodated. To date, preliminary building elevations have
been provided which are not satisfactory from an urban design
perspective. Therefore, the review of the detailed site plan will
have regard for the following matters, which may result in an
altered building footprint from that identified in Appendix S-3:

¢ Building articulation, characteristics and massing;

e Proportion of fenestration and architectural details,
including balconies;

e Material selection and variation;

e Roof top details, in particular the treatment of mechanical
heating and cooling units;

e Building entrances (both pedestrian and vehicular);

e Separation distance and relationship with the existing
tower;

e Elimination of exposed parking garage walls.

Development charges will be payable in keeping with the
requirements of the applicable Development Charges By-law of
the City as well as financial requirements of any other official
agency concerned with the development of the lands.

In accordance with subsection 34(17) of the Planning Act, as
amended, Council is given authority to determine if further public
notice is required. Since the request by the applicant is to no
longer require an amendment to the density provisions of the
Official Plan for the subject lands, it is recommended that no
further public meeting need be held regarding the proposed
changes.

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

1. The proposal for an additional apartment building on the
lands is in conformity with the policies of the Official Plan, in
particular those respecting development in Nodes and in
support of transit usage.
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2. The proposal is compatible with the surrounding land uses as
the development would appear to have no impact from a
traffic, parking, environmental and servicing perspective.

3. The proposed zoning standards are appropriate to
accommodate the requested uses, subject to the incorporation
of a Holding Symbol as described in the staff report.

ATTACHMENTS: Appendix S-1 - Information Report
Appendix S-2 - Recommendation PDC-0066-2003
Appendix S-3 - Revised Concept Plan

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Rob Hughes, Development Planner

K:A\PLAN\DEVCONTL\GROUP\WPDATA\PDC2\0Z02002suprep-lmp-rh-so.doc
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DATE:

TO:

FROM:

SUBJECT:

May 13, 2003

Chairman and Members of the Planning and Development

Committee
Thomas S. Mokrzycki, Commissioner of Planning and Building

Official Plan Amendment and Rezoning Applications

To permit a 130 unit apartment building

1355 Silver Spear Road

West side of Dixie Road, south of Burnhamthorpe Road East
CAP REIT Apartments Incorporated

Bill 20

PUBLIC MEETING - Juune 2, 2003 Ward 3

ORIGIN:

BACKGROUND:

Rezoning Application

Recetved: January 14, 2002
Official Plan Amendment

Application Received: February 12, 2003
Agent: Mr. Jason Chen

CAP REIT Apartments Inc.

The propogal 1s to amend the "Residential - High Density II"
designation under the Mississauga Plan Policies for the
Applewood District to permit an increase m the maximum
permitted Floor Space Index (FSI) from 1.5 times the Iot area to
1.76 times the lot area, and to rezone the lands from
'RMT7D4-242" to "RMTDS5-Special Section” to permit, in
addition to the existing apartment tower on the subject lands, a
new 10-storey, 130 unit apartment building. An additional
access for the subject lands is proposed from Dixie Road.

Background iformation is provided in Exhibits I-1 to -8,
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OnMay 5, 2003, Mississauga Plan, with the exception of certain
policies that were appealed to the Ontario Municipal Board
(OMB) came into force and effect. City Plan, the official plan
under which this application was originally submitted, has now
been repealed. Since the appeals to Mississauga Plan do not
pertain to this site, the application has been comverted to a
request for an Official Plan Amendment to Mississauga Plan.
The amendment is a continuation to the application to amend
City Plan. The City Plan Policies for the Applewood District
designate, the subject lands as "Residential - High Density 11"
which permitted medium and high rise apartment buildings at a
FSI of 1.0 to 1.5 times the lot area (see Exhibit I-4). The
applications were not in conformity with the City Plan Policies
for the Applewood District.

The applications are not in conformity with the Mississauga Plan
Policies for the Applewood District which designate the lands as
"Residential - High Density II" and permits medium and h 1gh
rise apartment buildings at a FSI of 1.0 to 1.5 times the lot area
(see Exhibit I-5).

History

J December 8, 1969 - Council adopted By-law 8349 which
zoned the subject lands "RM7DD4-242". The existing
building on the lands was constructed in 1968;

s January 11, 1999 - The Planning and Development

Committee held a public meeting to consider a rezonmg

application under file OZ 98/015 W3 submitted by Optima

a 10 storey, 98 unit standard condominium apartment

building on the lands, in addition to the existing structure.

The application was closed because of inactivity and

subsequently superceded by the subject applications;

o August 20, 1998 - The Region of Peel approved the City
Plan Policies for the Applewood District which designated
the subject lands "Residential-High Density I1";
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e April 14 - The Region of Peel approved the Mississauga
Plan Policies for the Applewood District which designated
the subject lands "Residential-High Density I1";

. May 5, 2003 - Last day for appeal of Mississauga Plan.

COMMENTS: AGENCY AND CITY DEPARTMENT COMMENTS

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

Region of Peel

In comments dated February 7, 2002, and updated on
October 16, 2002, and April 4, 2003, this agency ndicated that
it has no concerns with the proposed Official Plan Amendment
and rezoning applications from a regional planning perspective.
From a technical perspective, the Region advised of the
following: a Functional Servicing Report will be required to
address any servicing issues; the applicant shall dedicate
sufficient widening to provide for the required right-of-way
width for Dixie Road; the applicant shall convey a 0.3 m (1 ft.)
reserve along the Dixie Road frontage of the property except at
the access point; an amended traffic study will be required to
address Regional questions raised through a review of the report;
a detailed engineering submission shall be provided for the
proposed access and road works on Dixie Road for review; and,
through the review of a site plan application, accommodation of
appropriate garbage handling facilities will be addressed.

School Accommodation

In comments dated Jamuary 30, 2002, and updated
October 8, 2002, and February 26, 2003, the Dufferin-Peel
Catholic District School Board indicated that there is no
available capacity to accommodate students generated by this
application.  Accordingly, the Board has requested that, in the

event that the application is approved, the standard school
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accommodation condition in accordance with City of
Mississauga Resolution 152-98, adopted by Council on
May 27, 1998 be applied.

In comments dated February 28, 2002, and updated on
April 10, 2003, the Peel District School Board responded that
they will also require the imposition of the standard school
accommodation condition as follows:

"Prior to the passing of an mmplementing 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.”

In addition, if approved, the Boards also indicated that matters
respecting student placement mformation signs and warning
clauses for bussing and school accommodations shall be
incorporated into all appropriate agreements.

City Community Services Department
- Plapning and Administration Division

In comments dated March 6, 2002, and updated on
March 3, 2003, this Department indicated that, if approved, and
-in-lieu of parkland

prior to the issuance of building permmits, cash
is required pursuant to Section 42 of the Planning Act (R.5.0.
1990, ¢.P. 13, as amended) and in accordance with the City's
Parkland Dedication and Cash-in-lien of Parkland Policy, revised
and effective December 13, 1995. A monetary contribution for
street trees on Silver Spear Road will be required prior to the
enactment of any implementing zoning by-law.

The subject lands abut two City parks. The Burnhamthorpe
Library Park is Jocated to the north and contains a row of trees
along the north side of the subject property, while the Dixie
Woods Park contains woodlands which abut the south side of the
subject property. Prior to the Supplementary Report the
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applicant is to provide further details on the anticipated impact
to the trees and provide recornmendations for the preservation of

these trees.

If the applications are approved, conditions with respect to tree
preservation matters such as letters of credit and further studies
will be included within a servicing agreement for the subject
development and are to be addressed prior to the issuance of a

building permit.

The applicant will require a permit for the removal of trees on
the subject lands as per the Tree Permit by-law #0264-2001.

City Transportation and Works Department

In  comments provided March 4, 2002, and updated

arch 6, 2003, this Department indicated that the applicant has
provided a supporting Traffic Impact Study which is currently
under review. In addition, this Department noted that the
applicant will also be required to submit an Acoustical Report
for review prior to a Supplementary Report being considered by
Council. Further comments will be provided pending the review

of the above-mentioned reports.

COMMUNITY ISSUES

A community meeting was originally held on
September 25, 2002 when only a rezoning application had
been submitted. A subsequent community meeting was held on
April 22, 2003 to provide feedback on the Official Plan
application. The following is a summary of issues raised by the

COTIIUNILY:

» ensure that there is enough on-site parking for both the
existing and proposed buildings and avoid on-street parking
on Silver Spear Road,

¢ concern with increased traffic on Silver Spear Road travelling
north and south from the site and its mpact on the Winding
Trail/Dixie Road intersection;
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* concern with traffic merging onto Dixie Road, in particular
given the speed of traffic;

* opportunity for combining access for the subject lands with
the library to the north and creating a signalized itersection
with the Carriage Works/Aurora Fruit Market Plazas;

¢ concern about the proposed building, blocking sunlight from
the building at the rear;

* preference that during construction, truck traffic access the
subject lands via Dixie Road only;

¢ concernregarding control of the Dixie Road access to prevent
left in and left out;

* concern about the loss of mature vegetation on the subject
lands and the impact the development will have on the
neighbouring vegetation to the south within Dixie Woods
Park;

¢ concern with water and sewer servicing capacity.

The Planning and Building Department has also received
written and verbal correspondence from area residents which
restate several of the concerns outlined above in addition to
concerns regarding the use of nearby detached residents'
driveways as turnarounds by visitors to the apartment buildings,
pedestrian safety because of high traffic volumes, school
capacity, and noise and air pollution.

OTHER INFORMATION
Development Requirements

A concept plan submitted as part of the Official Plan
Amendment and rezoning applications is attached as Exhibit -8,

In conjunction with the proposed development, there are certain
other engineering and conservation matters with respect to
servicing, tree preservation and replanting and noise mitigation
measures which will require the applicant to enter into

appropriate agreernents with the City.
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Financial Considerations

Development charges will be payable in keeping with the
requirements of the applicable Development Charges By-law of
the City as well as financial requirements of any other official
agency concerned with the development of the lands.

CONCLUSION: All agency and City department comments have been recejved
and after the public meeting has been held, the Planning and
Building Department will be in a position to make a
recommendation regarding these applications.

RECOMMENDATION: That the Report dated May 13, 2003, from the Comrmissioner of
Planning and Building regarding the applications to amend the
"Residential - High Density 11" designation of the Mississauga
Plan Policies for the Applewood District to permit an increase in
the maximum permitted Floor Space Index from 1.5 times the lot
area to 1.76 times the lot area, and to change the zoning from
'RM7D4-242" to "RM7D5-Special Section”, to permit a
130 unit apartment building in addition to the existing apartment
buildng under file OZ 02/002 W3, CAP REIT Apartments
Incorporated, 1355 Silver Spear Road, west side of Dixie Road,
south of Burnhamthorpe Road East, be received for information.

Thomas 5. Mokrzycki
Commissioner of Planning and Building

E: . WPDCHz02002 jr.och. wpdibn1-T\so
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% Development Proposal Site Characteristics Surreunding Land Us
* Gross Floor Area »  Frontage: Dixie Road = North: Burpha ﬁé}ﬁf}t ibrary and Park
Existing Building: 14 662 m? (157,821 sq. 1) 1245 m(408.5 £1.)
§ ﬁy\%g Building: ,& 148 m” (120,000 sq. ft) Silver Spear Road * Bast: Commercial  plaza, townhouses, a
ombined Total: 25 810 m? (277,826 sq. ft.) 1689 m(554.1 &) detached dwelling, and a place of
? i—‘ezgﬁﬁ religious assembly '
Existing Building: 14 storeys ¢ Depth: Approx. 122 m (400.3 1) )
Proposed Building: 10 storeys * South: Dixie Woods Park
* Lot Coverage ¢ Gross Lot Area:  1.47 ha (3.63 ac)
Bxisting Situation: 9.8% \ e West: Townhouses
Proposed Situation: 17.3% ®  Existing Use: 14-storey 199 unit rents
* Floor Space Index apartment building
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Proposed Situation: 1.76
* zﬁs;s:gsg}aﬁ Area;
i g, Situation: 56.5%
sed S;m,g qon: 45%
1 ™

Bxisting Situation: 135 units/ha (55 units/acre)

Proposed Situation: 224 units/ha (91 units/acre)
* Number of Units

Existing Building: 199 rental units

Proposed Building: 130 rental units

Combined Total: 29 rental units
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CAP REIT Apartments

rated - FILE NG, OF 02/002 w

APPENDIX S-1

Official Plan Details

3

i‘ E’id Po

.
olic
Applewood E};% zésfz

"Residential-High D
medinmerise and kisé
a Floor Sgwaf e Index { i ]
lot area. Medium-rise buildings should generally
"s i the range i

11

%
wildings will % in excess of 8 storeys.

* The subject sm;;u‘*‘f is i@h&‘gﬁh within a
“M&i;zg@—bg Centre". City Plan Policies in this
respect provide for the following:

1s

the appropriate built form and density of a
Centre will be based on C-@}gzs.iéa;%ﬁ@ﬁ of,
among other matiers:  bulk and massis 1g;
street  scale and enclosure; overall
development fabric; and the exisling open
space and landsca esys—iﬁmg

gﬂ&?@;é}’;‘sﬁ“ ent should provide for both a
transition between higher and lower density

g:mw

development, and {0 reinforce the scale Aang

character of the surrounding neighbourhoods;
residential density in the Centre should

sufficiently high to support transit usage;
'gaﬁasi ian convenience and safety wéié be a
prionity in determining location and
i;aa@n {acilities and ‘mgs lings;
community, cultural, and recreational

oo
&0
7]
s o
”'fﬁ
oo
o
ey

facilities should be encouraged to locate
within Cenires.

Applewood District policies indicate that
proposals for medivm and high density
development should be compatible with
surrounding areas and improve the
development fabric of the area in addition to
the following:

pli Aié@ﬂ for Zoning

AP
y-law Amendment:

L]
J ’Jw

1,

bi@{@ having a gross

"RM7D5-Special
lan is for two apar
0ss Floor Area of fi,?ﬁ i

Section” i{} peﬁ;ai developruent on the

1 5

>s having a combined
28 ﬁ}s 1ot area.
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AP REIT Apartments Incorporated - FILE NO. OZ, 02/602 w3

APPENDIX S-1

Official Plan Details

Zoning Details

2 ng g;

;rﬁgagéeﬁ‘

]

Plan  Policies
ood District

M
o
=t

- development wgis %38 a,,ﬁ ed on an
individual 1 szﬁs%eai to
con grsézemﬂe sife a&ai i
which consider both the suitabi ity o
site to accommodate the propos
development, and compatibility :£58§3€S
;Elil«h%iéiﬂg the potential impact of the
height and form of development;

- development proposals i
i};ﬁgf to the éiésggas}? of services,

community facilities, and roads.

& =,
£

gt

The applications were not in cox formity with
City Plan ‘%i:?f«:é&s f or ﬁ;ﬁ i‘a;g ewood District

‘Residential-High Density II" which permits
apartment dwellings at a FSIof 1.0 10 1.5,

he subject property is located within a Node.
ga Plan A@fiiﬁiﬁs in this respect
indicate that Nodes will accommodate a
greater variety and concentration of uses thar

their surrounding areas and will:
- act ag a ;&tﬁs i0r more compact, mixed
her mis*zsﬁg transit oriented

izama;mzj@h,

- provide a community focus and identity;
- iﬁéii%ﬁé?ﬁ %3}@ use of exisin

ommanily, commercial and employment
facilifies;

- enhance use Qf irassit, walking and
cyciing.

‘Ciﬁ\? to a wider variety of

J51

ce L TTHK

obeg -

[4
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APPENDIX S-1
CAP REIT Apartments Incorporated - FILE NO. OZ 02, /002 W3

Zoning Details
* Mississauga Plan Policies Nodes are based on the following g principles:
for Applewood District
{cont'd) - the appropriate built form of a Node will

be based on f‘ggzsfiéﬁm&@z; of, among
other matters: hi nigh quality urban design,
landscaping di pedestrian  amenity;
creation of a sense of place and gateway
wiﬁi‘s‘?n the Node; street scale and

aclosure; compatible bulk anc 1massing;
g@}gsi};mais location of signage, parking
loading and garbage facilities: agﬁ
overall development fabric;

- development should provide for both a
transition between higher and lower
density development;

- down-zoning of lands should not be

L5 )

- pedestrian convenience and safe ely will be
a priority in determining location and

RAE
design of transit facilities and buildi
- comumunity, cultural, and recreational

2
faﬁééé‘-ﬁisg should be encouraged to locate

- ap;z{eygaiﬁ consideration of pedestrian
and cycling convenience and safety.

* Application for Amendment » "Residential - High Density II - Special Site”

)
lo the City Plan Policies for permilting a maximum FSI of 1.76 times the
the Applewood District lot area,

wpdillse

e —

=4

J..l j. %.’:‘i i H

T

( it

s
i

obeg

s


nicbis
APPENDIX S-1


APPENDIX S-1
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wriments 1{%{35};@; ated - FILE NO. O7 02/002 w3

The Peel District School Board The Dufferin-Peel Catholic District Schos! Board

* Student Yield i2 Kindergarten to Grade § *  Student Yield: 24 Jupior im ‘garten to Grade 8
4 Grade 6 to Grade 8 7 Grade 9 rade 12/0AC
12 Grade 9 to Grade 12/0AC

* School Accommodation: (Burnhamthorpe Public Sc chool) *  School Accommodation: (Mother Theresa) - Elementary
Hnrolment: 561 HBarolment: 337
Capacity: 642 Capacity: 352
Portables: 1 Portables: 0
(Tomken Road Senior Public School) {(John Cabot) - Secondary
Harolment: 601 Em&‘in}sﬁ: lide
Capacity: 976 Capacity: 576
Portables: ¢ E su Ji@g: 27
(Applewood Heights Senior Seconda 1Y}
Harchment: 1,207
Capacity: 1,284
Portables: 3

LIEITHEE

€-T


nicbis
APPENDIX S-1


APPENDIX S-1

iTY PLAN

T LAND USE marP
-
R

ICY OF

DiSTR
L

VY

Q0D
DISTRICT PO

PART OF APPLE
AFPLEWOOD

fort
\u e
L K]
M.m o m\m
o g o .
- g & 3
Pl 3 . L 4
[ ] W &
fid oo 133 T Gt
= o
af @ d &
b Lk &
-4 o i
& 5 43
i
el m P S R R |
= z o o
o I S 8za8 o0
— “ e L
; @ 4
g & o @
] ] 2 &
o P ok 2 i m
= { ¢ t N i &
44 K] Hoow
o 2 9z 3
1 ) & K
& o 0o
" gy g 54
CIER
o Y “
5 ] L] r\\L

mmercial

Cor

ive Servics

i

Autome

2B

s

&

%

3

. P

%

bl G

£ [

[ o
3

s &

[ “
!

o

Green

ure Fareca

2000 Nes fxpor

shown

Sontoi o

The 1998 »

puposss erly 908

These

st Land Use Map.

EXHIBIT [-4

(] ;
7] 2 .
- ol
<||s 8l
e =lz Ll gz
ey | e o . 5=
Qlluycld 8|7 2|l o2 o
Bho [ 0ot wilS S5 ola &g 5
Lo ph Ol @ el S
=il a1
gumﬂ = /;3‘\3\\‘3 ;ﬂ M
a |- i | @
a.gug £
- Do
ot 35
& «.& o
Sy ,mu.,
oo =S
f RS
<{
o,
<
e
&)
itk
-y
o
o]

s s e e
s s §§§se§

E ]
&
&

LR SR SE 2% 8 K N
RO R N R O 2R W W

M B W B
LR R S O 3% 3K
LR AR I )

s @

& 8 & 9

RN
LA ANENNY ¥

Ll e

N

® S 5 5 @
® 8 2 22 88
2 &8 8 s E S s
@ & 2 28 9 2
& 2 & 2 8

@ W

& 8 2 85
=
2

2

SUBJE

e @

LR

€ & 8 o

-

e AVOY Y

M

R I I IR A A I A A AT T P P
e 8,0, 6 € W w8
ooty

T
[ o,
o o o

FiL®



nicbis
APPENDIX S-1


APPENDIX S-1

- A EXHIBIT -5
s T E e
& : L 8
e 5 o
" i 1 P i
o i Jone |
3 <5 gls 2
g G} = o Q@B . i) =
i = B & (. - ol | g @&
& g e b Py [~ b
il I B : i S =] wek €5 | LU o
L Z ¥ ‘ 2 (U ] o e
I [4] o P % [2%) e | Bh LS | b P st
% o g Bz § £ Bl fod W |2 B0 Sla & @
@ “ - ‘% 2 E g i G @ich o [0 N b
2 : A
o 2253 =0 . T , )
= g TIIORE ot N &
S Z i o
ek U = w & [ o / e N, =
oy had m [# o e e
m.ﬁ. £ AansAt e 1
£ Pl o g o
i 0 £ i &) £
e P fp <
225 . kS | |4 G I
€% G . = 4 o @ g | ﬁm
(39" e = e @ £ R R RN o
G & 8 g B & & % . z P
=0 & E ¥ £ § & & g e,
5 F % 03 3 % 3 5 BB : 2 <
o i 23 £ - Jat w
% [ [ £ & B W@ - & e
&8 : £ 2 & 8§ % % g g £ =62 =L
8 u % 1 3 3 3 ¢ & £ g E Lot
) @ i o £ 4 8 bt S -y .
ﬂw. ..”uﬁ 3 . - i m. w.,wm
fne & t,;unw @ = i
b gl Z = - It X
[ 2 = w ¢
az G, @ i
vy
. s 4
ts

g 0 8w

o &

8 T n w e w w a e e e
o

JL R L X B BN KON W oW !
@%%ﬁé@&%@é%sv

@
@
L
L]
[

2
8
S

L4
o @

L3

&

L3 3
@ @ G W

@ W @ o
L3

LR

2
& & &

L]
L

&

® 8
L
E

8
E
8

L
B
2

& 22 8
2 2 & 8

LR Pl N

-

e

1

o
H
/
i

E Y,
®

a8
@ 2
PN
L

2 e 8
e

2
2
£
e

£

L 2R 3R 3% )
LNC DR 3% 38 3N
@ m W G

& @

e e 8
& 2 @
e & @
i 2 o
)

, o
ol 0% 0

R

[ e .
LI B B IR g e
LN NN My W,
LI U I M WO
LI W OO O
LR MW N XN
IR E XN NN N
LI

LI
LI LR [rm—

LU B N W
EE I N ]
0t B @ @
e ol
I

LK ]
G W G R B
© W G @



nicbis
APPENDIX S-1


APPENDIX S-1

LEGEND:

PLAN

THE MAXIM
(FS)
IMES
A

ol S e

F8
TIMES
D

S

EEE mn

e
uos
s
"
o B
o F
i
L
B
£ o
ﬁ@
num;m
@ &
E -
oo
I
9z g
& 6o
b g ay
=% &
w3
i Mg
uy g,
&mwé
E 2w
E A W

UBJECT

7}

CAP REIT
APARTMENTS INCORPORATED

EXHIBIT -6

2

AF
¥

o

HE N
OF 02402

fdon

BY

DRAWN

™

o

»

QUEENSWA

U
Flanning and Building

[

IRNHAMTHORPE
ARY AND PARK

o
T

Bi

)
P

e 3 R § ¢ e 8 A

a2

TI0HDT3g

|
|
|
I

el



nicbis
APPENDIX S-1


LEGEND: APPENDIX S-1

E:J SUBJECT LANDS

NOTE: AERIAL DATE 2002/06 ¢;
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Appendix S-2

CAP REIT Apartments Incorporated File: OZ 02/002 W3

Recommendation PDC-0066-2003

PDC-0066-2003

‘61'

That the Report dated May 13, 2003, from the Commissioner of
Planning and Building regarding the applications to amend the
“Residential - High Density II” designation of the Mississauga
Plan Policies for the Applewood District to permit an increase in
the maximum permitted Floor Space Index from 1.5 times the lot
area to 1.76 times the lot area, and to change the zoning from
“RM7D4-242” to “RM7DS5-Special Section”, to permit a 130 unit
apartment building in addition to the existing apartment building
under file OZ 02/002 W3, CAP REIT Apartments Incorporated,
1355 Silver Spear Road, west side of Dixie Road, south of
Burnhamthorpe Road East, be received for information.

That letter dated May 23, 2003 from Ms. Carol Kerr, Unit 412,
1315 Silver Spear Road, Mississauga, L4Y 2W8, requesting
Council to maintain a development compatible with the
Applewood District Policies of the Mississauga Plan, be received.”
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