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RECOMMENDATION:

That the Report dated June 16, 2009, from the Commissioner of
Planning and Building recommending approval of the application
under File OZ 07/006 W1, Tupelo Investments Limited, 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, R.S.0. 1990, c.P.13, as amended, any
further notice regarding the proposed amendment is hereby
waived.
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2.

That the application to change the Zoning from "R3-1"
(Detached Dwellings) to "R16-Exception" (Detached
Dwellings on a CEC - private road) and "H-R16-Exception”
(Detached Dwellings on a CEC - private road with Holding
Provision) to permit nine (9) detached dwellings under
common element condominium tenure be approved in
accordance with the proposed zoning standards outlined in the
Zoning section of this report and subject to the following
conditions:

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

(b) That the school accommodation condition as outlined in
City of Mississauga Council Resolution 152-98 requiring
that satisfactory arrangements regarding the adequate
provision and distribution of educational facilities have
been made between the developer/applicant and the
Dufferin-Peel Catholic District School Board and Peel
School Board not apply to the subject lands.

That the "H" Holding provision is to be removed from the
"H-R16-Exception" (Detached Dwellings on a CEC — private
road with Holding Provision) zone applicable to Lots 8 and 9,
and the associated temporary POTL blocks by further
amendment, upon confirmation that the adjacent lands to the
south have been acquired allowing them to be developed in
conjunction with Lots 8 and 9 and the associated temporary
POTL blocks.

That prior to the passing of an implementing zoning by-law,
satisfactory arrangements be made between the City and the
landowner with respect to the following:

e submission of a revised Tree Inventory and Preservation
Plan Report that accurately identifies trees to remain and
to be removed on-site;
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submission of floor plans corresponding with the
proposed building elevations for the dwellings on Lots 5
to 9 demonstrating that the proposed footprints can
accommodate appropriate dwelling layouts;

submission of a revised concept plan illustrating the
location of the proposed private amenity areas on Lots 6
to 9 outside of the 3.0 m (9.8 ft.) utility easement
adjacent to the turnaround bulb on the common element
condominium road;

submission of fencing details for the proposed
development to ensure the provision of an acceptable
buffer between the proposed development and abutting
properties and that appropriate sightlines are maintained
where necessary.

5. 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 May 26, 2008, at which time a Planning and
Building Department Information Report (Appendix S-1) was
presented and received for information.

At the public meeting, the Planning and Development Committee
passed Recommendation PDC-0041-2008 which was subsequently
adopted by Council and is attached as Appendix S-2.

Subsequent to the Public Meeting, through discussions with the
Planning and Building Department staff, the applicant has revised

the concept plan to:

- alter the size and configuration of Lot 8 previously shown on
Appendix I-5 of the Information Report, dividing this parcel

into two parcels (Lots 8 and 9) for future development in

conjunction with the lands to the south;
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COMMENTS:

- provide for a 3.0 m (9.8 ft.) utility easement adjacent to the
turnaround bulb on the common element condominium road;
and,

- revise the proposed dwelling layout for Lot 5, providing an
increased front yard setback to the building envelope ensuring
that sight lines are maintained for the existing house to the
south along South Service Road, (see Appendix S-3).

The applicant has also submitted updated building elevations for
the proposed dwellings shown on Appendix S-4.

COMMUNITY ISSUES

In addition to the comments received by the Planning and Building
Department, as outlined in the Information Report, the following is
a summary of those outstanding issues from the Community
Meeting and those raised at the Public Meeting on May 26, 2008
together with responses to the comments received.

Comment

Concerns were raised with respect to the traffic impacts that the
proposed development would have relating to: accessing both
Blanefield Road (from the development) and South Service Road
(from Blanefield Road); speeding along both Blanefield Road and
South Service Road; sightlines along South Service Road; and the
safety of pedestrians, particularly children.

Response

Transportation and Works Department staff completed a
comprehensive review of the area in June 2008 addressing the
speed limits, signage and the appropriateness of the posted curve
speed. The results of the speed study did not indicate a speeding
concern.

The existing signage comprising curve warning signs on the east
and west approaches to the subject area are in good condition and
are clearly visible to motorists. A "ball bank" test to reaffirm that
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the 40 km/h advisory speed is appropriate was also conducted.

The results of the test indicated that the existing warning signs are
above current industry requirements for signing a horizontal curve.
To further increase driver awareness to the change in speed, staff
will replace the existing curve warning signage with oversized
signs maintaining the 40 km/h advisory speed.

Comment

Concerns were raised with respect to the proposed density and that
the number of units should be reduced by half.

Response

The proposed density is in conformity with the "Residential Low
Density II" policies of the Mineola District. Further discussion
regarding the appropriateness of the proposed development is
included in the Planning Comments section of this report.

Comment

The surrounding area is characterized by much larger and deeper
lots. The proposed POTLs are not in character with the
surrounding area. Concerns were raised about the proposed rear
yard setbacks to the abutting neighbour to the south, loss of
privacy and property value.

Response

Discussion regarding the appropriateness of the proposed POTL
sizes and depths is included in the Planning Comments section of
this report.

Comment
The loss of mature trees is a concern.

Response

We are in receipt of a revised Arborist report. Staff has requested
that the drainage pattern for the site be reviewed in order to
minimize the impact on existing trees on adjacent properties.
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Through the Site Plan approval process, staff will ensure that there
will be an acceptable amount of new plantings to replace any trees
being removed on the subject lands.

Comment

Questions were raised by the Planning and Development
Committee at the Public Meeting as to whether Ministry of
Transportation permits would be required and whether the Ministry
has provided a timeline with respect to when they will know their
exact land requirements.

Response

MTO permits would be required before building permits can be
issued and, in addition, clearance would be required from the
Ministry prior to site plan approval being issued. Comments
regarding the Ministry’s land requirements are included in MTO’s
updated comments as outlined in the Updated Agency and City
Department Comments section of this report.

Comment

A question was raised by the Planning and Development
Committee at the Public Meeting as to whether there had been an
attempt made by the landowner to obtain the hold-out parcels,
how noise would be mitigated for the lots along South Service
Road and how Lots 8 and 10 are accessed.

Response

It was outlined by the applicant that several attempts had been
made to acquire the hold-out lands; noise associated with the
outdoor amenity areas for the lots along South Service Road would
be mitigated by the dwellings themselves since the rear yards
would be adjacent to the common element condominium (CEC)
road; Lot 8 would be accessed from the CEC road and Lot 10 on
the plan, that is not part of this application but is owned by the
applicant ,would be accessed directly from Blanefield Road.
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UPDATED AGENCY AND CITY DEPARTMENT
COMMENTS

Ministry of Transportation (MTO)

In comments updated June 4, 2009, the Ministry provided the
following comments:

The proposed north limit of the property line complies with the
minimum proposed right-of-way (ROW) required for future
widening of the QEW as discussed at a meeting with the City
of Mississauga in December 2008;

The Ministry would like to reiterate that the actual "ultimate"
widening has not been determined at this time, as a preliminary
design study has not been initiated. The north limits of the
property line for this development meet only the absolute
minimum ROW requirements required by the Ministry, and
impacts to the property may occur in the future as a result of
the development of design alternatives during the preliminary
design;

The Ministry has no objection in principle to the proposed
development. In general, the applicant should be made aware
that a building setback requirement of 14.0 m (45.93 ft.) from
the Ministry’s ultimate property limit is required. The
Ministry’s building and setback limit also includes, but is not
limited to, all above and below ground structures, frontage
roads, fire routes, stormwater management facilities and
servicing/utilities;

Any proposed noise attenuation features (walls, berms) must be
contained within the subject lands, and set back a minimum of
0.3 m (1.0 ft.) from the Ministry's property limits. Noise
attenuation features are the sole responsibility of the City
and/or the applicant. The Ministry strongly recommends that a
clause be inserted into the Purchase Agreement making all
purchasers fully aware of the proximity of the QEW from an
aesthetic and noise perspective;
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e No encroachment onto the Ministry’s right-of-way will be
permitted;

e No access to the QEW will be permitted;

e The applicant is advised that the Ministry requires the
following, as a minimum, in copies of (3) during the municipal
Site Plan/Condominium Plan approval process: Site Servicing
and Grading plans, Stormwater Management Report, Site Plan
and a Survey Plan;

e MTO permits are required prior to commencement of
grading/servicing/internal road construction, as well as for
individual building lots, within 45 m (147.64 ft.) of the
Ministry’s property limits and within a 395 m (1,295.93 ft.)
radius of the centrepoint of the intersection of QEW/Cawthra
Road. Sign permits will also be required for any visible
signing within 400 m (1,312.34 ft.) from the QEW/South
Service Road property limits.

Detailed comments will be provided during the municipal
circulation of an official Site Plan/Condominium Plan submission.

City Transportation and Works Department

In comments updated June 15, 2009, this Department indicated
that the applicant has provided a satisfactory revised Noise Report
which concludes that with the inclusion of the appropriate noise
mitigation measures, the surrounding noise sources will not
adversely impact the proposed residential development. In
addition, the supporting Functional Servicing and Stormwater
Management Report confirms that adequate storm servicing is
available for the subject development.

The applicant’s solicitor has provided satisfactory documentation
outlining how the temporary POTL blocks will be added to what
will be an established common element condominium
development. It is noted that use of a holding provision is
proposed with respect to the applicant’s remaining land holdings,
including the temporary POTL blocks Specific details regarding
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the contractual framework for the ultimate development of the
future POTL blocks will be included in the Development
Agreement.

Should this application be approved by Council, the applicant will

be required to:

- gratuitously dedicate the necessary lands towards the ultimate
20 m (65.62 ft.) right-of-way for South Service Road;

- enter into the appropriate legal arrangements with the City to
allow future purchasers/tenants of proposed POTLs 5 to 9 to
access the existing municipal sidewalk;

- provide securities for the satisfactory installation of air
conditioning units and special acoustic building measures; and,

- submit a Phase I Environmental Site Assessment (ESA) for
review and approval.

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

In comments updated June 3, 2009, this Department indicated that
based on the applicant’s revised Tree Inventory and Preservation
Plan, there are several trees located within the municipal
boulevard. The applicant shall be responsible for implementing
appropriate tree preservation efforts, to the satisfaction of this
Department. Where feasible, new street trees will be planted
within the municipal boulevard.

School Accommodation

In comments, updated June 2, 2009, the Dufferin-Peel Catholic
District School Board stated that in addition to their comments
dated April 4, 2008, outlined in the Information Report, they note
as follows:

"Please be advised that St. Dominic Elementary School is currently
in the Dixie Shorefront Accommodation Review Area for school
closures. The School Board's Long Term Accommodation Plan
requires that 720.5 pupil places be reduced in this area. An
Accommodation Review Committee has been established to
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consider the possible options for closure and consolidation of
schools in the review area."

PLANNING COMMENTS
Official Plan

The proposal conforms to the housing form and density provisions
of the "Residential Low Density II" designation of the Mississauga
Plan Policies for the Mineola District as outlined in the
Information Report (see Appendix S-1). An Official Plan
Amendment is not required to accommodate the development
proposal.

The General Polices of Mississauga Plan direct that residential
lands will be developed to achieve a compact, orderly urban form
generally characterized by lower densities in the interior of
communities. In addition, design issues related to built form,

scale, massing, orientation, parking and overshadowing will be
priorities in assessing the merits of residential development. Site
development that reinforces and enhances the community character
and respects the immediate context is promoted by Mississauga
Plan.

The applicant’s proposal adequately responds to this policy
direction in the following manner:

e Detached dwellings are an appropriate housing form for the
neighbourhood, given the surrounding land use pattern;

e The proposed dwellings on Lots 5 to 9 adjacent to South
Service Road are designed and oriented towards the public
street which will create an urban street character along the
street frontage. In addition, through the Site Plan approval
process, a pedestrian walkway from the front of the units to the
public street will assist in creating a visual and functional
relationship between private and public space;
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e The distance provided from the rear walls of the proposed
detached dwellings and height of the dwellings on Lots 1 to 4
will ensure that overlook conditions are minimized;

e An"H" Holding provision is proposed to be placed on a
portion of the site (Lots 8 and 9 and the associated temporary
POTL blocks adjacent to the CEC road) since these lands
cannot be developed at this time until the adjacent lands to the
south are acquired. This would allow for proper sized POTLs
to be incorporated into the Condominium declaration having
access to the common element condominium road. As such,
the proposed site layout and configuration represents an orderly
development of the site.

Zoning

The proposed "R16 - Exception" (Detached Dwellings on a CEC -
private road) zone (see Appendix S-1, Page 4) is appropriate to
accommodate the proposed nine (9) detached dwellings on a
common element condominium road.

An exemption schedule consistent with the revised concept plan
shown on Appendix S-3 is proposed to govern the number of
dwelling units, setbacks to property lines and condominium road
and separation distances between dwellings as well as the location
and placement of amenity areas, fencing, air conditioning and
utility details.

Rear yard setbacks to the abutting neighbour to the south for Lots 1
to 4 are proposed to be 7.5 m (24.6 ft.), which is in keeping with
the applicable zone regulations for an "R16" (Detached Dwellings
on a CEC - private road) zone and the minimum zoning
requirements currently applicable to the adjacent residential
properties on Blanefield Road and South Service Road. Although
the rear yards facing the condominium road for the units fronting
onto South Service Road are reduced to 4.5 m (14.76 ft.), the
proposed lots are wider and therefore, the size of the proposed
amenity area on these lots is considered adequate.
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The proposed front yard setbacks for the units on Lots 6 to 9 along
South Service Road are 3.0 m (9.84 ft.), however, the municipal
boulevard in front of those dwellings is approximately 7.5 m

(24.6 ft.). Therefore, visually there will be sufficient distance
between the front wall of the dwellings and the public road. The
front yard setback to the building envelope for Unit 5 has been
increased, as shown on the revised concept plan, to better align
with the existing dwelling to the south thereby providing increased
visibility and ensuring sight lines are maintained.

The proposed concept plan provides for a minimum of 2 parking
spaces/unit for units 1 to 4 and either 3 or 4 parking spaces/unit for
the balance of the development, which meets or exceeds the
general provisions of Zoning By-law 0225-2007 which requires a
minimum of 2 spaces/unit. The proposal is providing 7 visitor
parking spaces which exceed the typical visitor parking rate for
condominiums of 0.25 spaces per unit.

The applicant has not provided fencing details for the proposed
development. To ensure that the fencing is adequate to provide an
acceptable buffer between the proposed development and abutting
properties and that appropriate sightlines are maintained where
necessary, staff propose that the implementing zoning by-law and
development agreement for the proposal incorporate appropriate
provisions/wording accordingly.

As noted above, the proposed dwellings on Lots 5 to 9 fronting
onto South Service Road, are to be oriented and designed to ensure
that the main dwelling entrances face the public street with vehicle
access to garages from the common element condominium road,
and private amenity areas that are internal to the site. In addition,
external heating and air conditioning equipment and utilities
should be prohibited in the front yards. It is proposed that the
implementing zoning by-law and development agreement
incorporate appropriate provisions/wording consistent with these
desired design principles so as to provide for a more aesthetically
desirable development.
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"H" Holding Provision

Section 5.3.3.1 of Mississauga Plan permits the enactment of an
"H" Holding Provision to implement the policies of Mississauga
Plan for staging of development and specific requirements. Given
that Lots 8 and 9 and the associated temporary POTL blocks
cannot be developed at this time until the adjacent lands to the
south is acquired, it is necessary to implement an "H" Holding
Provision on this portion of the site. As such, the "H-R16-
Exception" (Detached Dwellings on a CEC - private road with
Holding Provision) zone is appropriate in this instance while
permitting the balance of the lands to be developed at this time (see
Appendix S-5 - Excerpt of Existing Land Use Map (Revised)).

Upon confirmation that the adjacent lands to the south have been
acquired allowing them to be developed in conjunction with Lots 8
and 9 and the associated temporary POTL blocks, the "H" Holding
provision would be removed by further amendment to the Zoning
By-law.

Conceptual Elevations

An issue was raised in the Information Report regarding the
proposed elevations for the dwellings facing the public street and
the need for these units to meet the intent of the Infill Housing
Policies (S. 4.24.3.1) of the Mineola District with respect to de-
emphasizing the height of the buildings and to be designed as a
composition of smaller architectural elements. Through the site
plan approval process, the City will ensure that the proposed
dwellings appropriately address the principles included in the Infill
Housing policies.

Green Development Initiatives

There have been no green development initiatives identified by the
applicant at this time. Planning and Building Department staff will
encourage the applicant to consider green initiatives through the
Site Plan approval process.
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FINANCIAL IMPACT:

CONCLUSION:

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, R.S.O.
1990, c.P. 13, as amended, Council is given authority to determine
if further public notice is required. The proposed revisions to the
application which comprise site layout changes for Lots 8 and 9 for
future development, as shown in Appendix S-2, the introduction of
an "H" Holding provision for this portion of the site, and the
inclusion of additional specific zone provisions to provide for a
more aesthetically desirable development are deemed minor.
Therefore, 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 nine (9) detached dwellings on a Common
Element Condominium (CEC) Road is in conformity with the
Mississauga Plan policies for the Mineola District.

2. The proposal represents an appropriate infill development and
is compatible with the surrounding land uses.

3. The inclusion of an "H" Holding Provision for a portion of the
site will ensure the orderly development of the subject lands in
conjunction with the adjacent lands to the south prior to the
underlying zoning coming into effect.

4. The proposed "R16-Exception" (Detached Dwellings on a CEC
- private road) and "H-R16-Exception" (Detached Dwellings
on a CEC - private road with Holding Provision) zones are
appropriate to accommodate the requested uses and the site
specific development standards given the characteristics and
size of the lot.
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ATTACHMENTS: Appendix S-1 - Information Report
Appendix S-2 - Recommendation PDC-0041-2008
Appendix S-3 - Revised Concept Plan
Appendix S-4 - Updated Building Elevations
Appendix S-5 - Excerpt of Existing Land Use Map (Revised)

Edward R. Sajecki
Commissioner of Planning and Building
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