Clerk’s Files

gy Corporate
P R ep Ort Originator’s

Files  CD.06.STR

]

PDC SEP 212009

DATE: September 17, 2009

TO: Chair and Members of Planning and Development Committee
Meeting Date: September 21, 2009

FROM: Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT: Addendum Report -
Streetsville Infill Housing Study -

Potential Zoning Amendments

Public Meeting Ward 11

COMMENTS: The report from the Commissioner of Planning and Building dated
September 1, 2009, was prepared and finalized in advance of a
second residents' meeting held on September 9, 2009.

The comments made by some of the area residents with regards to
the subject study were:

¢ an interim control by-law to stop development until a new
more restrictive Zoning By-law was passed, was initially
supported;

e permit only one (1) storey dwellings;

e introduce architectural controls;

e increase rear yard requirements;

e restrict projecting garages;

e there were questions regarding the impact of the potential
zoning amendments on property taxes;

e it was suggested that the front roof line of dwellings be
lowered further than what has been proposed;
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e it was requested staff investigate implementing other infill
housing zoning regulations used elsewhere in the City;

¢ asmall number of residents wanted to retain the existing zone
regulations.

Many of the above-noted issues were responded to at the residents'
meeting. Following significant discussion, the residents generally
expressed support for the most restrictive proposals presented by
the Planning and Building Department, that an interim control
by-law was not necessary and that staff should proceed as quickly
as possible to amend the Zoning By-law.

These comments and those raised at the Public Meeting will be
addressed in a future report which will also provide a
recommendation with respect to any potential zoning amendments
to deal with infill housing in Streetsville.

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: C. Rouse, Development Planner
J. Sondic, Development Planner
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DATE: September 1, 2009

TO: Chair and Members of Planning and Development Committee
Meeting Date: September 21, 2009

FROM: Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT: Information Report
Streetsville Infill Housing Study -

Potential Zoning Amendments
Public Meeting Ward 11

RECOMMENDATION: 1. That the Report dated September 1, 2009, titled
"Streetsville Infill Housing Study - Potential Zoning
Amendments" from the Commissioner of Planning and
Building, be received for information.

2. That the Planning and Building Department report back on
the public submissions received and make specific
recommendations to amend the existing "R2-7" (Detached
Dwelling) and "R3" (Detached Dwelling) zone standards
within the Streetsville Infill Housing Study area in order to
retain neighbourhood character and improve compatibility
between existing housing and replacement housing and
detached dwelling additions.

REPORT SUMMARY: The purpose of this report is to provide background information on
a review of the existing zoning standards in the Streetsville Infill
Housing Study area. The review proposes some alternative
solutions for retaining the neighbourhood character within the
study area and addressing compatibility and massing issues
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BACKGROUND:

COMMENTS:

associated with replacement housing and additions to existing
detached dwellings.

At this point, the Planning and Building Department are
considering the following combination of Zoning Amendments,
subject to further community input:

J reduce the permitted lot coverage by 5 percent;
o restrict the amount of GFA - Infill Residential

to150 m* (1,614.6 sq.ft.) plus 0.2 times the lot area; and
o reduce the maximum height to 9.0 m (29.5 ft.) to the

highest ridge of the dwelling and impose a maximum
height to the underside of the roof eaves of 6.4 m (21 ft.).

At the request of the Ward 11 Councillor, the Planning and
Building Department undertook a study to determine if
amendments could be made to the Zoning By-law that would
address the issue of replacement housing and large additions that
are significantly larger than existing houses and thereby changing
the character of established detached dwelling neighbourhoods in
Streetsville.

Replacement (Infill) Housing

The concept of regulating replacement housing and new additions
through zoning by-law provisions is not new in Mississauga.
Large areas within Clarkson Lorne Park and Mineola Districts and
smaller areas within historic Port Credit and historic Meadowvale
Village are subject to specific zoning by-law performance
standards that were designed to retain character and reduce
incompatibility between existing houses and new houses and
additions. In these areas, the Zoning By-law was modified to
include regulations that reduce lot coverage and dwelling heights,
increase side yard setbacks, restrict garage projections, impose a
maximum dwelling unit depth and restrict the amount of gross
floor area permitted to be built, from the base zone standards.
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Location of the Streetsville Infill Housing Study

The Planning and Building Department began the Streetsville
Infill Housing Study by delineating the neighbourhoods that were
most likely to experience the greatest degree of potential
incompatibility between the existing houses and replacement
houses and additions. This was accomplished by comparing the
existing lot sizes and zoning with the existing built form in each of
the Streetsville neighbourhoods. Areas where the detached
dwelling housing stock was predominantly two (2) storeys on
relatively small lot sizes (frontage and area) were excluded from
the study area, since any changes to the Zoning By-law would be
marginal. Conversely, areas with relatively large lots with smaller,
predominantly one (1) storey or one and a half storey (1 %)
dwellings, were included within the study area.

Appendices I- 1a to I-1e accurately delineate the area of this study.
Appendices I-3 and I-4 demonstrate the typical existing character
of the dwellings and lots within the study area.

Current Mississauga Plan Designation and Policies for
Streetsville District (November 2, 2006)

"Residential - Low Density 1", which permits detached dwellings
to a maximum of 17 units per net residential hectare (42 units per
acre), as shown in Appendix I-2.

"Greenbelt", which is generally associated with natural hazards or
significant natural areas where development is restricted to protect
people and property from damage and to provide for the
conservation of natural heritage features and areas.

The majority of the properties within the study area are designated
entirely as "Residential - Low Density I". Some of the properties
also contain a "Greenbelt" designation on the rear portion of the
lot.

Mississauga Plan contains the following general policy regarding
development in the Streetsville District:
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4.32.2 Development Concept

New development and redevelopment will conserve and enhance
significant natural environmental features, such as the Credit River
and Mullet Creek valley features, conserve and enhance heritage
resources and recognize the scale and enhance the character of
existing neighbourhoods.

No amendments to the Official Plan are being considered.
Existing Zoning

"R2-7" (Detached Dwelling), which primarily permits detached
dwellings on lots with minimum lot frontages of 18.0 m (59.05 ft.)
and minimum lot areas of 695 m* (7,481.2 sq. ft.).

"R3" (Detached Dwelling), which primarily permits detached
dwellings on lots with minimum lot frontages of 15.0 m (49.2 ft.)
and minimum lot areas of 550 m* (5,920.3 sq. ft.).

Appendix I-5 contains a list of the existing "R2-7" and "R3" zone
regulations.

In addition to these Residential Zones, the rear portion of some of
the properties within the study area also contain a "G1" (Greenbelt)
zone or a Greenbelt Overlay. No changes to the "G1" (Greenbelt)
zone or Greenbelt Overlay provisions are being contemplated.

Potential Zoning By-law Amendments

As part of the Streetsville Infill Housing Study, the Planning and
Building Department examined all of the existing zoning
regulations. It was determined that the zoning regulations that are
most effective at addressing compatibility issues are those that
control building mass. Massing controls that have been considered
in this study include:
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° reduced lot coverage;
three (3) different maximum gross floor area (GFA)
restrictions;
° use of an alternate definition of gross floor area that

includes the area of an attached garage in the maximum
permitted GFA and reduced height restrictions;
° combination of these potential zone regulations

Each of the massing controls are described in greater detail below.
Other massing control regulations include: increased yard setback
requirements, maximum dwelling unit depth requirements and
restrictions on garage projections.

For the purpose of assessing the potential zoning amendments, lot
sizes for the "R2-7" zoned lots were assumed to be at the minimum
lot frontage requirements of 18.0 m (59 ft.) and have a lot depth of
39.0 m (128 ft.). The "R3" zoned lots were assumed to be at the
minimum lot frontage of 15.0 m (49.2 ft.) and have a lot depth of
38.0 m (124.7 ft.).

Reduced Lot Coverage

Maximum lot coverage is the percentage of the lot area that is
covered by all buildings and structures. The existing "R2-7" zone
permits a maximum lot coverage of 30% and the existing "R3"
zone permits a maximum lot coverage of 35%. Appendices I-6
and I-7 visually demonstrate a typical two (2) storey dwelling built
to the maximum lot coverage and maximum height permitted in
the "R2-7" and "R3" zones, respectively, and compares it to the
typical Streetsville dwelling. Appendices I-8 and I-9 demonstrate
what dwellings would look like if the lot coverage in each zone
was reduced by 5%. Although lot coverage does reduce the
permitted size of the dwelling, it does not address height
incompatibilities and, if reduced significantly, may not allow the
construction of one (1) storey additions if the existing dwellings
and accessory structures are at or close to the maximum lot
coverage permitted.
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Maximum Gross Floor Area

Maximum gross floor area caps when combined with an alternate
definition of gross floor area (Gross Floor Area (GFA) - Infill
Residential) that includes the area of attached garages, is another
zoning regulation that has been used elsewhere in Mississauga to
maintain compatibility between existing and new dwellings and
substantive dwelling additions. In the Infill Housing areas of
Clarkson Lorne Park and Mineola Planning Districts, the
maximum GFA - Infill Residential is 190 m? (2,045.2 sq. ft.) plus
0.2 times the lot area. Rather than simply capping the GFA at a
fixed amount, this regulation acknowledges that all lots are not the
same size and allows dwellings on larger lots to be larger.
Conversely, dwellings on smaller lots are subject to GFA caps that
are similarly reduced. Appendices I-10 and I-11 demonstrate the
reduction in dwelling sizes using this zoning restriction in the
respective "R2-7" and "R3" zones and compares the result to
typical Streetsville dwellings. Appendices I-12 and I-13
demonstrate reducing the cap further to 169 m? (1,819.2 sq. ft.)
plus 0.2 times the lot area in each of the zones. This maximum
GFA cap has been used in historic Port Credit. Appendices I-14
and I-15 demonstrate reducing the cap to 150 m* (1,614.6 sq. ft.)
plus 0.2 times the lot area in each of the zones for the purpose of
this review. As shown in these illustrations, the maximum
permitted dwelling size is significantly reduced.

Reduced Dwelling Heights

The existing "R2-7" and "R3" zones permit detached dwellings to
have a maximum height of 10.7 m (35.1 ft.) which is measured
from average grade of the lot to the mid-point of the roof of a
sloped roof. This means that the highest point of a roof can be
significantly higher depending upon the pitch of the roof. In the
Infill Housing areas of the Clarkson Lorne Park and Mineola
Planning Districts, maximum dwelling height is measured between
the average grade of the lot and the highest ridge of a sloped roof.
The maximum height in these areas has also been reduced to 9.0 m
(29.5 ft.) and 9.5 m (31.2 ft.) depending upon lot frontage. There
is another zoning regulation that requires a maximum height to the
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underside of the roof eaves of 6.4 m (21 ft.) . This regulation
simply brings the edge of the roof closer to the ground, which
significantly lessens the visual massing of a dwelling. Appendices
I-16 and I-17 visually demonstrate the imposition of a 9.0 m

(29.5 ft.) maximum height regulation and the maximum height of
the eaves of 6.4 m (21 ft.) regulation in the "R2-7" and "R3" zones.

Combined Potential Zoning Amendments

Combining the various zone regulations could be a very effective
method for addressing compatibility and character concerns.
Appendices I-18 and I-19 visually demonstrate the significant
reduction in the size and height of replacement dwellings and
dwelling additions in comparison to typical existing dwellings in
the "R2-7" and "R3" zones. The smaller buildings with reduced
heights appear to respect the scale of the existing dwellings on
abutting lots, thereby maintaining the character of the
neighbourhoods. Appendix I-20 is a comparison of the maximum
dwelling sizes permitted under each of the potential zoning
amendments.

COMMUNITY ISSUES

A community meeting was held by Ward 11 Councillor George
Carlson, on May 27, 2009. The majority of residents who attended
this meeting expressed support for modifying the existing zoning
regulations to the following:

° reduce the permitted lot coverage by 5 percent;
restrict the amount of GFA - Infill Residential to 150 m*
(1,614.6 sq. ft) plus 0.2 times the lot area; and

° reduce the maximum height to 9.0 m (29.5 ft.) to the
highest ridge of the dwelling and impose a maximum
height to the underside of the roof eaves of 6.4 m (21 ft.).

Some of the residents suggested even stricter zoning regulations
including a one (1) storey height restriction and increased
minimum yards.
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CONCLUSION:

ATTACHMENTS:

There were also a few residents who requested that the existing
zoning remain. These residents expressed concerns with the
possibility of having the development potential of their existing
houses and lots negatively impacted. Some residents also
expressed concern that their property values would similarly be
reduced by any new zone restrictions.

These results were duplicated by 32 questionnaires that were filled
out at the resident meeting or sent to the Planning and Building
Department following the resident meeting.

Once public input has been received, and all issues are identified,
the Planning and Building Department will be in a position to
make recommendations regarding potential amendments to the
Zoning By-law for the "R2-7" and "R3" (Detached Dwelling)
zones within the Streetsville Infill Housing Study area.

Appendices I-1a to le - Aerial Photographs

Appendix I-2 - Excerpt of Streetsville District Land Use Map
Appendix I-3 - Existing Character - "R2-7" zone

Appendix -4 - Existing Character - "R3" zone

Appendix I-5 — "R2-7" and "R3" Existing Zone Regulations
Appendix I-6 - Dwelling Permitted under Existing "R2-7" zone
Appendix I-7 - Dwelling Permitted under Existing "R3" zone
Appendix I-8 - "R2-7" Dwelling - Reduced Lot Coverage
Appendix [-9 - "R3" Dwelling - Reduced Lot Coverage
Appendix I-10 - "R2-7" Dwelling - GFA Cap#1

Appendix I-11 - "R3" Dwelling - GFA Cap #1

Appendix I-12 - "R2-7" Dwelling - GFA Cap #2

Appendix I-13 - "R3" Dwelling - GFA Cap #2

Appendix I-14 - "R2-7" Dwelling - GFA Cap #3

Appendix I-15 - "R3" Dwelling - GFA Cap #3

Appendix I-16 - "R2-7" Dwelling - With Height Caps
Appendix I-17 - "R3" Dwelling - With Height Caps
Appendix I-18 - "R2-7" Dwelling - Combined Regulations
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Appendix I-19 - "R3" Dwelling - Combined Regulations
Appendix 1-20 - Impact of Potential Zoning Regulations on
Maximum Dwelling Size

Appendix I-21 - General Zoning Map
Appendicies [-22a to 22e - Detailed Zoning Maps
Appendix 1-23 - General Context Map

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: C. Rouse, Development Planner
J. Sondic, Development Planner
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39.0 m (128.0 ft.)
Typical Property Depth

18.0 m (59.0 ft.)
Minimum Lot Frontage

Existing Character R2-7
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38.0m (124.6 ft.)
Typical Property Depth g

Existing Character R3

15.0 m (49.2 ft.)
Minimum Lot Frontage
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"R2-7" AND "R3" EXISTING ZONE REGULATIONS

Appendix I-5

ZONE REGULATION

R2-7 ZONE

R3 ZONE

Minimum Lot Area - Interior lot

695 m*(7,481.2 sq. ft.)

550 m*(5,920.3 sq. ft.)

Minimum Lot Area - Corner lot

810 m*(8,719.0 sq. ft.)

720 m*(7,750.3 sq. ft.)

Minimum Lot Frontage - Interior lot

18.0m (59.1 ft.)

15.0 m (49.2 ft.)

Minimum Lot Frontage - Corner lot

21.0 m (68.9 ft.)

19.5m (63.9 ft.)

Maximum Lot Coverage

30% of the lot

35% of the lot

Minimum Front Yard - Interior lot

7.5 m (24.6 ft.)

7.5 m (24.6 ft.)

Minimum Front Yard - Corner lot

7.5 m (24.6 ft.)

6.0 m (19.7 ft.)

Minimum Exterior Side Yard - Corner lot

7.5m(24.6 ft.)

6.0m (19.7 ft.)

Minimum Interior Side Yard - Interior lot

1.2 m+ 0.61 m for each
additional storey or portion
thereof above one (1) storey

1.2 m+ 0.61 m for each
additional storey or portion
thereof above one (1) storey

Minimum Interior Side Yard - Corner lot

3.0m (9.8 ft.)

1.2 m+ 0.61 m for each
additional storey above one (1)

storey
Minimum Rear Yard - Interior lot 7.5 m (24.6 ft.) 7.5 m (24.6 ft.)
Minimum Rear Yard - Corner lot 3.0m (9.8 ft.) 3.0m (9.8 ft.)

Maximum Height

10.7m (35.1 ft.)

10.7m (35.1 ft.)

Maximum Driveway Width

Lesser of 8.5 m (27.9 ft.) or
50% of lot frontage

Lesser of 8.5 m (27.9 ft.) or
50% of lot frontage

K:A\PLAN\DEVCONTL\GROUP\WPDATA\PDCI\CD.06.STR.appendix I-5 steetzonecomparison.doc\jmcc
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R2-7:Existing Zoning

« Maximum Lot Coverage: 30 %
« Maximum Height to Midpoint
of the Roof 10.7 m (35.1 ft.)

10.7 m (35.1 ft))
Maximum Height to
the Midpoint of the

3

— 180m(59.0ft) —

\ \||\ Minimum Rear Yard Setback Roof
= £ to Dwelling
1n \©
~3 7.5m (24.6 ft.)
T T T T T T

z 39.0m (128.0ft) \ \ -- =

S Typical Property Depth | ; -

) |

G\ |

E =

s 1.81 m (591t)

& . 7.'5 m (246 ft) Minimum Side Yard Setback for a
30% Minimum Front Yard

Two Story Dwelling: 1.2 m (4.0 ft.)
+0.61 m for each additional storey
or portion therefore above one (1)
story

Setback to Pwelling

8.5m (27.9ft)
Maximum Driveway
Width: lesser of 8.5m or
50% of lot width

‘ 1.81m (5.9ft)
Minimum Side Yard Setback for a Two
g THT Story Dwelling: 1.2 m (4.0 ft.) + 0.61 m

SIS for each additional storey or portion
1.81m (5.9ft) 1.81m (5.9 ft) therefore above one (1) story

18.0 m (59.0 ft.)
Minimum Lot Frontage

A= 75m
(24.6 ft)

Maximum Dwelling Size (Maximum GFA):
211 m? (2271 sq. ft.)
422 m? (4542 sq. ft.)

9 -1 XIAN3ddV
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R3:Existing Zoning

» Maximum Lot Coverage: 35 %
« Maximum Height to Midpoint
of the Roof 10.7 m (35.1 ft.)

y

{— 15.0m (49.2 ft.)

Minimum Rear Yard Setback
to Dwelling

(24.6 ft.)

Fosmoe
75m

7.5m (24.6 ft)

38.0m (124.6 ft.)
Typical Property Depth

38.0m (124.6 ft.)

35%

7.5m (24.6 ft)
Minimum Front Yard
Setback to Dwelling

8.5m (27.9 ft.)

#—75m
(24.6 ft.)

) %

1.81 m (5.9 ft.) 1.81m (5.9ft)

Minimum Side Yard Setback for a Two
. ) . . Story Dwelling: 1.2 m (4.0 ft) + 0.61 m

Maximum Dwelling Size (Maximum GFA): for each additional storey or portion

200 m? (2153 sq. ft.) therefore above one (1) story

400 m? (4306 sq. ft.)

Width: lesser of 8.5m or

Maximum Driveway
50% of lot width
1.81m (5.9 ft)

10.7 m (35.1 ft.)
Maximum Height to
the Midpoint of the

Roof

1.81m (5.9ft)

Minimum Side Yard Setback for
aTwo Story Dwelling: 1.2 m (4.0
ft.) + 0.61 m for each additional
storey or portion therefore
above one (1) story

15.0 m (49.2 ft.)
Minimum Lot Frontage

L-1 XIAN3ddV
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R2-7:Maximum Lot Coverage Reduction to 25%

10.7 m (35.1 ft.)
Maximum Height to
the Midpoint of the

Minimum Rear Yard Setback Roof

to Dwelling

7.5 m (24.6 ft))

39.0m (128.0ft)
Typical Property Depth |

7.5m (246 ft.) \
Minimum Front Yard 1
Setback to Dwelling

1.81m(5.9ft)

Minimum Side Yard Setback
for a Two Story Dwelling:

1.2m (4.0 ft.) + 0.61 m for each
additional storey or portion
therefore above one (1) story

8.5m (279 ft.
Maximum Driveway

Width: lesser of 8.5m or

50% of lot width

18.0 m (59.0 ft.)
Minimum Lot Frontage

1.81 m (5.9 ft)

Minimum Side Yard Setback for a Two
Story Dwelling: 1.2 m (4.0 ft.) + 0.61T m
for each additional storey or portion
therefore above one (1) story

« Maximum Lot Coverage: 25 %
« Maximum Height to Midpoint of
the Roof 10.7 m (35.1 ft.)

3

— 180m(59.0ft) —

(24.6 ft)

|
7L— 7.5m

39.0m (128.0 ft.)

25%

A= 75m
(246 ft)

i
o W

1.81 m (5.9 ft) 1.81m (5.9 ft)

Maximum Dwelling Size (Maximum GFA):
176 m? (1894 sq. ft.)
352 m? (3789 sq. ft.)

8 -1 XIAN3ddVv
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R3:Maximum Lot Coverage Reduction to 30%

« Maximum Lot Coverage: 30 %
« Maximum Height to Midpoint of
the Roof 10.7 m (35.1 ft.)

~— 15.0m (49.2 ft.)
| \
10.7m (35.1 ft) r
Maximum Height to € g
A n ©
Minimum Rear Yard Setback the Mldggcl)r;t ofthe ~
toDwelling s W 20909090909 | 2 e S e s L R gk =
| —
75m(246ft) |
)
°
<
38.0m (1246 ft) 1 [ N
Typical Property Depth  jSSTatE ~  SEESES | | B N IS E 30%
73 : ! B _ - -----"" 'y = =0
)
(22}

7.5m (24.6 ft.)
Minimum Front Yard
Setback to Dwelling

1.81m (5.9 ft)

Minimum Side Yard Setback for

aTwo Story Dwelling: 1.2 m (4.0

ft.) + 0.61 m for each additional

storey or portion therefore

above one (1) story f

8.5m (27.9ft)

Maximum Driveway

idth: lesser of 8.5m or
50% of lot width

)

= 75m
(24.6 ft.)

- 1 N

1.81 m (5.9 ft, 1.81 m (5.9 ft) 1.81 m (5.9 ft.)
Minimum Side Yard Setback for a Two 15.0 m (49.2 ft.)
Story Dwelling: 1.2 m (4.0 ft.) + 0.61T m Minimum Lot Frontage
for each additional storey or portion Maximum Dwelling Size (Maximum GFA):
therefore above one (1) story 171 m? (1841 sq ft.)

342 m? (3681 sq. ft.)
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R2-7:Maximum Infill Gross Floor Area Cap 1

« Maximum Infill Gross Floor
Area =190 m? + 0.2 x lot area

« Maximum Lot Coverage: 30%

« Maximum Height to Midpoint
of the Roof 10.7 m (35.1 ft.)

10.7 m (35.1 ft.)
Maximum Height to

~— 18.0m((59.0ft) the Midpoint of the
\ \J’\ Minimum Rear Yard Setback Roof
c "E to Dwelling
n 2 |
~ E 7.5m (24.6 ft.)
ceenneeees e
0 1
= 39.0m (128.0 ft.)
“c',. Typical Property Depth
g 24%
= / —— 81m (59ft)
o 75m (24.6 ft) e Minimum Side Yard Setback for a
30% Minimum FrontYard | Two Story Dwelling: 1.2 m (4.0 ft)
1 Setback to Dwelling +0.61 m for each additional storey
. ! 8j5 m (27-9_ ft) or portion therefore above one (1)
__________ ! Q’\ Maximum Driveway story
= Width: lesser of 8.5m or
uE1 ; 50% of lot width
~ 5 1.81m (5.9 ft)
1~ Minimum Side Yard Setback for a Two - 180m (590ft)
! N Story Dwelling: 1.2 m (4.0 ft.) + 0.61 m Minimum Lot Frontage
NN NN for each additional storey or portion
1.81 m (5.9 ft) 1.81 m (5.9 ft.) therefore above one (1) story

Maximum Dwelling Size (Maximum GFA):
211 m? (2271 sq. ft.)
330 m? (3552 sq. ft.)
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R3:Maximum Infill Gross Floor Area Cap 1

- Maximum Infill Gross Floor
Area =190 m2+ 0.2 x lot area

« Maximum Lot Coverage: 35%

« Maximum Height to Midpoint
of the Roof 10.7 m (35.1 ft.)

~— 15.0m (49.2 ft.) —-
10.7 m (35.1 ft) X _
Maximum Height to E &
A ©
Minimum Rear Yard Setback the Midpoint of the 2 <
to Dwelling Roof =
T T T I*Qk
75m (46 ft) | —
o
<
38.0m (124.6 ft) a
Typical Property Depth i 2 ‘E’ 27%
____ o
0
" 35%
7.5m (24.6 ft.) 1 !
Minimum Front Yard 1.81 m (5.9 ft.) ! ; J
Setback to Dwelling Minimum Side Yard Setback || [T S F ~
for a Two Story Dwelling: 1.2 E ‘g
8j5 m (27'9 ft) m (4.0 ft.) + 0.61 m for each 2 <
MaX|mum Driveway additional storey or portion J a
Width: lesser of $.Sm or therefore above one (1) story ) N
50% of lot width i
N ) N
1.81m (5.9 ft) 1.81m (5.9 ft) 1.81 m (5.9 ft)

Minimum Side Yard Setback for a Two 15.0 m (49.2 ft.)
Story Dwelling: 1.2 m (4.0 ft.) + 0.61 m Minimum Lot Frontage
for each additional storey or portion Maximum Dwelling Size (Maximum GFA):

therefore above one (1) story 200 m? (2153 sq. ft.)
304 m? (3272 sq. ft.)
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R2-7:Maximum Infill Gross Floor Area Cap 2

Minimum Rear Yard Setback

to Dwelling

!
75m@46ft) |

39.0m (128.0ft)
Typical Property Depth

7.5m (24.6 ft.)
Minimum Front Yard
Setback to Dwelling

« Maximum Infill Gross Floor
Area =169 m? + 0.2 x lot area

« Maximum Lot Coverage: 30%

« Maximum Height to Midpoint
of the Roof 10.7 m (35.1 ft.)

10.7 m (35.1 ft.)
Maximum Height to
the Midpoint of the
Roof

\ 22%
81 m (5.9 ft.) >
Minimum Side Yard Setback for a
Two Story Dwelling: 1.2 m (4.0 ft)) 30%
+0.61 m for each additional storey 1
8.5m (27.9ft) |

: 2 or portion therefore above one (1) |
Maximum Driveway

story
Width: lesser of 8.5m or
50% of lot width

3

t— 180m(59.0ft) —

(24.6 ft.)

!
7l’—7.5m74 |

39.0m (128.0 ft)

1.81m (5.9 ft)

Minimum Side Yard Setback for a Two
Story Dwelling: 1.2 m (4.0 ft.) + 0.61 m
for each additional storey or portion B

therefore above one (1) story 1.81 m (5.9 ft.) 1.81m (5.9 ft.)

18.0 m (59.0 ft.)

Minimum Lot Frontage ) %

A~ 75m
(24.6 ft)

NN

Maximum Dwelling Size (Maximum GFA):
211 m? (2271 sq. ft.)
309 m? (3326 sq. ft.)
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R3:Maximum Infill Gross Floor Area Cap 2

« Maximum Infill Gross Floor
Area =169 m?+ 0.2 x lot area

+ Maximum Lot Coverage: 35%

« Maximum Height to Midpoint
of the Roof 10.7 m (35.1 ft.)

~—15.0m (49.2 ft.) 107 m (35.1 ft)
J \l’\ Maximum Height to
c & Minimum Rear Yard Setback the Midpoint of the
n © to Dwelling Roof
~ &
Leeeeeee ,—% 7.5m (24.6 ft)
—
£ \
© \ 38.0m (1246 ft) -
& Typical Property Depth 1 . =TT
= / 0 po" o N == W, o ---
= 25%
S
&
0/
_— 7.5m (24.6 ft)
| 1 Minimum Front Yard 1.81 m(5.9ft)
! Setback to Dwelling Minimum Side Yard Setback
_______ N ina:
~ for a Two Story Dwelling: 1.2
& 8j5 m (27'9 ft) m (4.0 ft.) + 0.61 m for each
n ﬁ MaX{mum Driveway ‘additiona\ storey or portion
N o Width: lesser of ?-Em or therefore above one (1) story
N 50% of lot width
X N
= Rk 181m(59ft)
1.81 m (5.9 ft) 1.81 m (5.9 ft) Minimum Side Yard Setback for a Two 15.0 m (49.2 ft))
Story Dwelling: 1.2 m (4.0 ft.) + 0.61 m Minimum Lot Frontage
Maximum Dwelllng Size (MaX|mum GFA): for each additional storey or portion

200 m? (2153 sq. ft.) therefore above one (1) story
283 m? (3046 sq. ft.)
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R2-7:Maximum Infill Gross Floor Area Cap 3

« Maximum Infill Gross Floor
Area =150 m? + 0.2 x lot area

« Maximum Lot Coverage: 30%

+ Maximum Height to Midpoint
of the Roof 10.7 m (35.1 ft.)

2

— 18.0m(59.0ft) —

(24.6 ft.)

1
1
1
1
1
1
1
1
1
1
- “
7.5m -~

21%

39.0m (128.0 ft.)

30%

A 75m
(24.6 ft.)

S N\

1.81 m (5.9 ft) 1.81 m (5.9ft)

Maximum Dwelling Size (Maximum GFA):
211 m? (2271 sq. ft.)
290 m? (3122 sq. ft.)

10.7 m (35.1 ft.)
Maximum Height to
the Midpoint of the
Minimum Rear Yard Setback Roof

to Dwelling

7.5m (24.6 ft)

39.0m (128.0ft) — 0 ——wh XA _ T
Typical Property Depth

81 m(5.9ft)
Minimum Side Yard Setback for a
Two Story Dwelling: 1.2 m (4.0 ft.)
+0.61 m for each additional storey

8.5m (27.9ft.) or portion therefore above one (1)
Maximum Driveway story

Width: lesser of 8.5m or
50% of lot width

7.5m (24.6 ft) |
Minimum Front Yard |
Setback to Dwelling

1.81m (5.9 ft)

Minimum Side Yard Setback for a Two
Story Dwelling: 1.2 m (4.0 ft.) + 0.61 m
for each additional storey or portion
therefore above one (1) story

18.0 m (59.0 ft.)
Minimum Lot Frontage
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R3:Maximum Infill Gross Floor Area Cap 3

10.7 m (35.1 ft.)
Maximum Height to
the Midpoint of the

Roof

Minimum Rear Yard Setback
to Dwelling

7.5m (24.6 ft.)

=
=
e I|

i

'

38.0m (124.6 ft.)
Typical Property Depth

7.5m (24.6 ft.)
Minimum Front Yard
Setback to Dwelling

1.81m(5.9ft)

Minimum Side Yard Setback
for a Two Story Dwelling: 1.2
m (4.0 ft.) + 0.61 m for each
additional storey or portion
therefore above one (1) story

8.5m (27.9ft)
Maximum Driveway

Width: lesser of 8.5m or

50% of lot width

1.81m(5.9ft)

Minimum Side Yard Setback for a Two
Story Dwelling: 1.2 m (4.0 ft.) + 0.61 m
for each additional storey or portion
therefore above one (1) story

15.0 m (49.2 ft))
Minimum Lot Frontage

« Maximum Infill Gross Floor
Area =150 m? + 0.2 x lot area

« Maximum Lot Coverage: 35%

+ Maximum Height to Midpoint
of the Roof 10.7 m (35.1 ft.)

~—15.0m (49.2 ft)—
| N
’\ -
I E
O
T T T T T T '_4(
1 1
\q \
<
sl
€ 24%
o
o
A I : 35%
I 1
_______ N
N
= i3
O
R
\
~ N
4 R

1.81m (5.9 ft) 1.81 m (5.9 ft)

Maximum Dwelling Size (Maximum GFA):
200 m? (2153 sq. ft.)
264 m? (2842 sq. ft.)
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R2-7:Height Caps

9.0 m (29.5ft)
Maximum

64m (21.0ft) Heigh_t to Roof
Ridge

Maximum
b= Height to Eaves

Minimum Rear Yard Setback
to Dwelling

7.5m (24.6 ft.) I

39.0m (128.0ft.)
Typical Property Depth

1.81m(5.9ft)

Minimum Side Yard Setback for a

Two Story Dwelling: 1.2 m (4.0 ft.)

+0.61 m for each additional storey

8.5m (27.9ft) or portion therefore above one (1)
Maximum Driveway tory

Width: lesser of 8.5m or

50% of lot width

7.5m (24.6 ft)
Minimum Front Yard |
Setback to Dwelling !

1.81m (5.9ft)
Minimum Side Yard Setback for a Two
Story Dwelling: 1.2 m (4.0 ft.) + 0.6T m
for each additional storey or portion
therefore above one (1) story

18.0 m (59.0 ft.)
Minimum Lot Frontage

« Maximum Height to Ridge of
Roof 9.0 m (29.5 ft.)

« Maximum Height to Eaves of
Roof 6.4 m (21.0 ft.)

» Maximum Lot Coverage: 30%

~— 18.0m (59.0ft) —
N
’\ -
f=
O
oot T T
1
£
S
[=e]
a\
£
=
(o)}
m
1 1 \‘
_________ F o~
£ &
O
R g
N
f N
)V’JT JTV
1.81 m (5.9 ft.) 1.81 m (5.9 ft.)

Maximum Dwelling Size (Maximum GFA):
211 m? (2271 sq. ft.)
422 m? (4542 sq. ft.)
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R3:Height Caps

» Maximum Height to Ridge of
Roof 9.0 m (29.5 ft.)

« Maximum Height to Eaves of
Roof 6.4 m (21.0 ft.)

+ Maximum Lot Coverage: 35%

)

~— 15.0 m (49.2 ft.) —

|
7L 75m

38.0 m (124.6 ft.)

A= 75m
(24.6 ft.)

-1 NN

1.81m (5.9 ft.) 1.81 m (5.9 ft)

Maximum Dwelling Size (Maximum GFA):
200 m? (2153 sq. ft.)
400 m? (4306 sq. ft.)

9.0 m (29.5 ft)
Maximum Height
to the Ridge of the
6.4m (21.0ft) Roof
Magimum Height
to the Eaves

Minimum Rear Yard Setback
to Dwelling

7.5m (24.6 ft.)

38.0m (124.6 ft.)
Typical Property Depth

7.5m (24.6 ft)
Minimum Front Yard
Setback to Dwelling

1.81m (5.9ft)

Minimum Side Yard Setback
for a Two Story Dwelling: 1.2
m (4.0 ft.) + 0.61 m for each
8f5 m (27‘9_ ft) additional storey or portion
Maximum Driveway therefore above one (1) story

Width: lesser of 8.5m or
50% of lot width

1.81m(5.9ft)

Minimum Side Yard Setback for a Two
Story Dwelling: 1.2 m (4.0 ft.) + 0.61 m
for each additional storey or portion
therefore above one (1) story

15.0 m (49.2 ft))
Minimum Lot Frontage
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R2-7:Height Caps + Maximum Infill Gross Floor Area Cap

« Maximum Height to Ridge of
Roof 9.0 m (29.5 ft.)

« Maximum Height to Eaves of
Roof 6.4 m (21.0 ft.)

« Maximum Infill Gross Floor
Area =150 m?+ 0.2 x lot area

« Maximum Lot Coverage 25%

9.0m (29.5 ft.)

Maximum
A 180m(59.0ft) 64m(21.0ft)  Height to Roof
\%\ Minimum Rear Yard Setback Maximum Ridge
€ g to Dwelling . Height to Eaves
wn d
N~ 75m@46ft) |
cTTTTTTTo TN
0 1
1 | i
W 39.0m (1280 t)
o Typical Property Depth
= 21%
£ T
2 75mQ46ft) | 181 m (591t)
G 25% Minimum Front Yard Minimum Side Yard Setback for a
Setback to Dwelling Two Story Dwelling: 1.2 m (4.0 ft.)
+0.61 m for each additional storey
! 1 N 85m(27.9ft) or portion therefore above one (1)
“““““ ~ Maximum Driveway tory
g & Width: lesser of 8.5m or
& 2 8T m G 50% of lot width
~N 81 m (5.9 ft.
g 18. .0 ft.
\ Minimum Side Yard Setback for a Two . ‘80m(590 t)
) N K Minimum Lot Frontage
| B Story Dwelling: 1.2 m (4.0 ft.) + 0.61 m
~ for each additional storey or portion
1.81 m (5.9 ft) 1.81 m (5.9 ft) therefore above one (1) story

Maximum Dwelling Size (Maximum GFA):
176 m? (1894 sq. ft.)
290 m? (3122 sq. ft.)
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R3:Height Caps + Maximum Infill Gross Floor Area Cap

9.0 m (29.5 ft)
Maximum Height
to the Ridge of the
6.4m (21.0ft) Roof
Maximum Height
to the Eaves

Minimum Rear Yard Setback
to Dwelling

7.5m (24.6 ft)

38.0m (124.6 ft.)
Typical Property Depth

7.5m (24.6 ft.)
Minimum Front Yard
Setback to Dwelling

1.81m (5.9ft)

Minimum Side Yard Setback
for a Two Story Dwelling: 1.2
m (4.0 ft.) + 0.61 m for each
additional storey or portion
therefore above one (1) story

8.5m (27.9ft)
Maximum Driveway
Width: lesser of 8.5m or
50% of lot width
1.81m (5.9ft)
Minimum Side Yard Setback for a Two
Story Dwelling: 1.2 m (4.0 ft.) + 0.61 m
for each additional storey or portion
therefore above one (1) story

15.0 m (49.2 ft.)
Minimum Lot Frontage

Maximum Height to Ridge of
Roof 9.0 m (29.5 ft.)
Maximum Height to Eaves of
Roof 6.4 m (21.0 ft.)
Maximum Infill Gross Floor
Area =150 m? + 0.2 x lot area
Maximum Lot Coverage 30%

3

— 15.0m (49.2 ft.) %

7 75m
(24.6 ft.)

E | e
o \
<
3 \J
c \ 24%
o
=<}
(22]
= 30 0
L \
’\’T
£ &
O
3
N
b N
N N N\ N

1.81m (5.9 ft) 1.81 m (5.9 ft)

Maximum Dwelling Size (Maximum GFA):
171 m? (1841 sq. ft.)
264 m? (2842 sq. ft.)
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Appendix 1-20

IMPACT OF POTENTIAL ZONING REGULATIONS ON MAXIMUM DWELLING SIZE

POTENTIAL ZONE REGULATION

R2-7 ZONE
MAXIMUM DWELLING SIZE

R3 ZONE
MAXIMUM DWELLING SIZE

Existing Zone Regulations

One Storey: 211 m?* (2,271 sq. ft.)
Two Storey: 422 m” (4,542 sq. ft.)

One Storey: 200 m* (2,153 sq. ft.)
Two Storey: 422 m” (4,306 sq. ft.)

Lot Coverage Reduced by 5 %

One Storey: 176 m* (1,894 sq. ft.)
Two Storey: 352 m” (3,789 sq. ft.)

One Storey: 171 m* (1,841 sq. ft.)
Two Storey: 342 m” (3,681 sq. ft.)

Maximum GFA — Infill Residential of
190 m? (2,045.2 sq. ft.) plus 0.2 times
the lot area

One Storey: 211 m® (2,271 sq. ft.)
Two Storey: 330 m” (3,552 sq. ft.)

One Storey: 200 m* (2,153 sq. ft.)
Two Storey: 304 m” (3,272 sq. ft.)

Maximum GFA — Infill Residential of
169 m* (1,819 sq. ft.) plus 0.2 times the
lot area

One Storey: 211 m* (2,271 sq. ft.)
Two Storey: 309 m” (3,326 sq. ft.)

One Storey: 200 m* (2,153 sq. ft.)
Two Storey: 283 m” (3,046 sq. ft.)

Maximum GFA — Infill Residential of
150 m* (1,614.6 sq. ft.) plus 0.2 times
the lot area

One Storey: 211 m* (2,271 sq. ft.)
Two Storey: 290 m” (3,122 sq. ft.)

One Storey: 200 m* (2,153 sq. ft.)
Two Storey: 264 m” (2,842 sq. ft.)

Combination:
Lot Coverage Reduced by 5 %
Maximum GFA — Infill Residential of

150 m* (1,614.6 sq. ft.) plus 0.2 times
the lot area

One Storey: 176 m* (1,894 sq. ft.)
Two Storey: 290 m” (3,122 sq. ft.)

One Storey: 171 m* (1,841 sq. ft.)
Two Storey: 264 m” (2,842 sq. ft.)

*Assumes the R2-7 lots to have frontages of 18 m (59 ft.) and a lot depth of 39 m (128 ft.) and the R3 zoned lots to have a lot frontage of 15 m

(49.2 ft.) and a lot depth of 38 m (124.6 ft.).
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“"R2-7" (DETACHED DWELLING) ZONE WITHIN

THE STREETSVILLE INFILL HOUSING STUDY AREA.

“R3” (DETACHED DWELLING) ZONE WITHIN
THE STREETSVILLE INFILL HOUSING STUDY AREA.

"G1” (GREENBELT) ZONE WITHIN
THE STREETSVILLE INFILL HOUSING STUDY AREA.

100 L

GREENBELT OVERLAY

2k

SUBJECT: STREETSVILLE INFILL
HOUSING STUDY

FILE NO:
CD.06-STR

DWG. NO:
CD06STR-Z.DGN

SCALE:
N.T.S.

PDC DATE:
2009 09 21
DRAWN BY:
K. PROKOP

W MISSISSAUGA Produced by

B=Planning and Building T&W, Geomatics

ERIN

17T XIANAddV

DESIGN FILE




SORA DRivE

DE JONG DRIVE

MALDAVER AVENUE

R2-7

VISTA DRIVE

7 =

/ BEEJAY cougt

.
.

BONHAM BOULEVARD

TURNEY DRIVE

R3

THOMAS STREET

HIGHBANK RD

LEGEND:

l SUBJECT LANDS

|:|"R2—7" (DETACHED DWELLING) ZONE WITHIN
THE STREETSVILLE INFILL HOUSING STUDY AREA.

|:|"R3" (DETACHED DWELLING) ZONE WITHIN
THE STREETSVILLE INFILL HOUSING STUDY AREA.

2l

SUBJECT: STREETSVILLE INFILL
HOUSING STUDY

FILE NO:
CD.06-STR

DWG. NO:
CDO06STR-1R.DGN

SCALE:
1:5000

TENTH UNE wegr

PDC DATE:
2009 09 21
DRAWN BY:
K.PROKOP

"I MISSISSAUGA Produced by

B=Planning and Building T&W, Geomatics

egc-T XIANdddY

DESIGN  FILE




VISTA DRIVE

R2-7

Vahar
[
\

BONHAM BOULEVARD

RM1 .

DONATA DR

R2-7

JOYCELYN DRIVE

RM1

R2-7

JOYMAR DRIVE

JOYMAR pRiye

c&.-—-\'-

-’-"{LLET

CHURCH STREET

RAl-4

LEGEND:

l SUBJECT LANDS

|:| "R2-7" (DETACHED DWELLING) ZONE WITHIN
THE STREETSVILLE INFILL HOUSING STUDY AREA.

|:| "G1” (GREENBELT) ZONE WITHIN
THE STREETSVILLE INFILL HOUSING STUDY AREA.

2l

STREETSVILLE INFILL
HOUSING STUDY

FILE NO:
CD.06-STR

SUBJECT:

DWG. NO:
CD06STR-2R.DGN

BOULEVARD

SCALE:
1:6000

PDC DATE:
2009 09 21
DRAWN BY:
K. PROKOP

Produced by
T&W, Geomatics

TENTH LINE wegr

WINSTON _ oy,

"I MISSISSAUGA

qzz-T XIANAddY

B2 Planning and Building

DESIGN FILE




THOMAS STREET

JOYMAR DRIVE

]
GREENBELT OVERLAY

LEGEND:

l J SUBJECT LANDS

CREEK

MULLET

Gl

“R3” (DETACHED DWELLING) ZONE WITHIN
THE STREETSVILLE INFILL HOUSING STUDY AREA.

2k

SUBJECT: STREETSVILLE INFILL
HOUSING STUDY

WVER

FILE NO:
/1| CD.06-STR
g
wesT DWG. NO:

H

=

<

2

a| BRITANNIA J[ROAD
o

-

N

[

23 CREDITVIEW RD.

g
%
(o}

TENTH LINE st

CD06STR-3R.DGN

SCALE:
1:3000

PDC DATE:
2009 09 21
DRAWN BY:
K. PROKOP

"I MISSISSAUGA

B2 Planning and Building

Produced by
T&W, Geomatics

9T XIANAddY




LEGEND:

PLAINSMAN RO

N\, Ng3-50.
g v
\

l SUBJECT LANDS

“R2-7" (DETACHED DWELLING) ZONE WITHIN
THE STREETSVILLE INFILL HOUSING STUDY AREA.

ALPHA MILLS ROAD \
R3 -

E2-77 ALPHA MILLS ROAD

MISSISSAUGA Roap

SWANHURST

ELLESBORO DRIVE

“R3” (DETACHED DWELLING) ZONE WITHIN

j

“G1” (GREENBELT) ZONE WITHIN

|:| THE STREETSVILLE INFILL HOUSING STUDY AREA.

THE STREETSVILLE INFILL HOUSING STUDY AREA.

2l

SUBJECT:  STREETSVILLE INFILL
HOUSING STUDY

FILE NO:

CD.06-STR

DWG. NO:

TENTH (g

CD06STR-4R.DGN

SCALE:
1:5000

CHURCHILL BLVD.

PDC DATE:
2009 09 21

—
WINSTON

BRITANNIA ROAD WEST

K. PROKOP

04—] R3 R3 R3

38:

I

DRAWN BY:

Produced by

T&W, Geomatics

B2 Planning and Building

DESIGN FILE

pzZ-1 XIANAddY|




LEGEND:

C5-3 I R3

l SUBJECT LANDS

”"R2-7" (DETACHED DWELLING) ZONE WITHIN
THE STREETSVILLE INFILL HOUSING STUDY AREA.

R2-7

R2-7

ARDSLEY ST /_ ‘/
/
2

"R3” (DETACHED DWELLING) ZONE WITHIN

E THE STREETSVILLE INFILL HOUSING STUDY AREA.

QUEEN STREET NORTH
e
N
SWANHURST BOULEVARD

ELLESBORO DRIVE

Gl
“G1” (GREENBELT) ZONE WITHIN
THE STREETSVILLE INFILL HOUSING STUDY AREA.

BRITANNIA ROAD WEST

R2-7

EARL STREET
JOSEPH STREET
R2-7

AMITY RoAp

cReDT  AVER

2l

SUBJECT:  STREETSVILLE INFILL
HOUSING STUDY

FILE NO:

RIVER

CD.06-STR
BRITANNIA  /[RoAD JWEST, DWG. NO:
S

CDO06STR-5R.DGN

SCALE:
1:5000

PDC DATE:
2009 09 21
DRAWN BY:
K. PROKOP

Produced by

"I MISSISSAUGA
T&W, Geomatics

R3 B2 Planning and Building

971 XIANHddY

RIVERSIDE PLACE -
R3-23 I

DESIGN  FILE




15 3INVANGS

APPENDIX 1-23

CD.06-STR

GENERAL CONTEXT MAP

R3]

s
3
2

E2-12

E21

ALPHA_WILLS ROAD

SUBURBAN DRIVE

ALPHA MILLS ROAD

/

INEG ONGASITE

QEVATINOA Is8

&
=

HLYON 15385 3o

CAVENT

MATLOG;

SN

3AMG YIIOTIN

A ST

TNLAKE GF

E2-98

=23

E2-89

10GAN DRIVE

E2-98

E2-99

E2-100

RMS5

BRITANNIA BOAD WEST

£ s |

RIVER_ROAD

BRITANNIA ROAD WEST

JOYCELYN DRIVE
2-7

INSG Ssode3RT

2y,

Lz
W\j

£-zY

R3
R

MARZIPAN C

EC T

RM4-43

]
&

A ),}Eg .

] g J
g s
H

Froa yvinon

HINGS 155

24

AN VISV

SAMG_AyHINYA

T
&
&

INHG s

1

N30SI Sy

MALDAVER AVENUE

YN o3y

&
4

NANOR_HILL DRIVE

TI0HO_NMoDRoL

SE
&
)

T8I0 NMO LRGN

0455 ISHHLNON
1

3
1]3a
B

THOMAS STREET

aohid ST N

LR03 PIONVOY
©
i
&
«

~
=

FILE

DESIGN



	Addendum Report
	Item 5 PDC Agenda September 21, 2009. PUBLIC MEETING: Information Report - Streetsville Infill Housing Study - Potential Zoning Amendments
	Recommendation:
	Report Summary:
	Background:
	Comments:
	Conclusion:
	Attachments:
	Appendix I-1a: Aerial Photograph
	Appendix I-1b: Aerial Photograph
	Appendix I-1c: Aerial Photograph
	Appendix I-1d: Aerial Photograph
	Appendix I-1e: Aerial Photograph
	Appendix I-2: Excerpt of Streetsville District Land Use Map
	Appendix I-3: Existing Character - "R2-7" zone
	Appendix I-4: Existing Character R3
	Appendix I-5: "R2-7" and "R3" Existing Zone Regulations
	Appendix I-6: Dwelling Permitted under Existing "R2-7" zone
	Appendix I-7: Dwelling Permitted under Existing "R3" zone
	Appendix I-8: "R2-7" Dwelling - Reduced Lot Coverage
	Appendix I-9: "R3" Dwelling - Reduced Lot Coverage
	Appendix I-10: "R2-7" Dwelling - GFA Cap #1
	Appendix I-11: "R3" Dwelling - GFA Cap #1
	Appendix I-12: "R2-7" Dwelling - GFA Cap #2
	Appendix I-13: "R3" Dwelling - GFA Cap #2
	Appendix I-14: "R2-7" Dwelling - GFA Cap #3
	Appendix I-15: "R3" Dwelling - GFA Cap #3
	Appendix I-16: "R2-7" Dwelling - With Height Caps
	Appendix I-17: "R3" Dwelling - With Height Caps
	Appendix I-18: "R2-7" Dwelling - Combined Regulations
	Appendix I-19: "R3" Dwelling - Combined Regulations
	Appendix I-20: Impact of Potential Zoning Regulations on Maximum Dwelling Size
	Appendix I-21: General Zoning Map
	Appendix I-22a: Detailed Zoning Map
	Appendix I-22b: Detailed Zoning Map
	Appendix I-22c: Detailed Zoning Map
	Appendix I-22d: Detailed Zoning Map
	Appendix I-22e: Detailed Zoning Map
	Appendix I-23: General Context Map




