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December 12, 2006  

TO: Chair and Members of Planning and Development Committee 

Meeting Date:  January 8, 2007  

 

FROM: 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

SUBJECT: 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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(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. In the 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. 

 

BACKGROUND:  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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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). 

 

COMMENTS: 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.  

 

 

 



  File:  OZ 02/002 W3 

Planning and Development Committee            - 6 - December 12, 2006 

 

 

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: 

 

• 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; 

 

• 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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• 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;  

 

• Additional development will support transit services that 

regularly operate on both Burhamthorpe Road East and 

Dixie Road; 

 

• 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;  

 

• Additional tenure alternatives will be made available to 

residents wishing to relocate to the area through the 

offering of new rental accommodation; 

 

• 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;  

 

• 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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 Existing 

Building 

Proposed 

Building 

Combined 

Buildings 

Number of 

Rental Units 
199 110 309 

Building 

Height 
14 storeys 10 storeys - - 

Gross Floor 

Area 

14 662 m
2
 

(157,826 sq. ft.) 

9 900 m
2
 

(106,566 sq. ft.) 

24 562 m
2
 

(264,392 sq. ft.) 

Floor Space 

Index 
1.02 - - 1.67 

Coverage 9.8% - - 17.0% 

Density 135 uph 

(54.6 upa) 
- - 

210 uph 

(84.9 upa) 

Parking 

Spaces 
250 167 417 

Landscape 

Area 
56.5% - - 46.3% 

Approximate 

Population 
456 252 708 

 

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
2
 (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;  

• vacant or under utilized lands outside the Urban Growth 

Centre can accommodate development in accordance with 

the existing policies of Mississauga Plan; 

• 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 façade treatment and 

efficient parking and access, and appropriate landscaping, 
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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; 

• Proportion of fenestration and architectural details, 

including balconies; 

• Material selection and variation; 

• Roof top details, in particular the treatment of mechanical 

heating and cooling units; 

• Building entrances (both pedestrian and vehicular); 

• Separation distance and relationship with the existing 

tower; 

• Elimination of exposed parking garage walls. 

 

FINANCIAL IMPACT: 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:  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 
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  Appendix S-2 

 

 

CAP REIT Apartments Incorporated  File:  OZ 02/002 W3 

 

 

 

Recommendation PDC-0066-2003 

 

 

 

PDC-0066-2003 “1. 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 “RM7D5-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. 

 

 2. 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.” 



nicbis
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