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TO: Chair and Members of Planning and Development Committee 

Meeting Date: March 18, 2013 

 

FROM: 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

SUBJECT: Information Report 

Rezoning Application 

 To permit a Private Elementary School  

935 Eglinton Avenue West and Block 127, 43M-1034 

North side of Eglinton Avenue West, West of Terry Fox Way 

 Owners:  Masjid-e Farooq-e Azam Mississauga &  

 Makkah Holdings Inc. 

Applicant:  Macaulay Shiomi Howson Ltd. 

Bill 51 

 

Public Meeting Ward 6 

 

 

RECOMMENDATION: That the Report dated February 26, 2013 from the Commissioner 

of Planning and Building regarding the application to change the 

Zoning from "RM4-58" (Residential) and "RM5-3" (Residential), 

to "“RM4-Exception" (Residential) to permit a private elementary 

school in conjunction with a place of religious assembly, under  

file OZ 09/009 W6, Masjid-e Farooq-e Azam Mississauga and 

Makkah Holdings Inc., 935 Eglinton Avenue West and Block 127,  

43M-1034, be received for information. 
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REPORT 

HIGHLIGHTS: 

• The private elementary school is proposed in conjunction with 

an existing place of religious assembly.  

 

• Prior to the supplementary report, matters to be addressed 

include: outstanding department and agency comments and the 

submission and review of supporting information. 

 

BACKGROUND: The above-noted application has been circulated for technical 

comments.  The purpose of this report is to provide preliminary 

information on the application, and to seek comments from the 

community. 

 

COMMENTS: The subject rezoning application includes two parcels of land 

 under separate ownership.  The property identified as 935 Eglinton 

 Avenue West is owned by Masjid-e Farooq-e Azam Mississauga,  

 and the adjacent parcel to the west, identified as Block 127 on  

      plan 43M-1034, is owned by Makkah Holdings Inc. 

  

                                                The proposal is to permit the construction of a two storey 

                        private elementary school and two levels of underground 

                                                parking, in conjunction with the existing mosque located at 935 

                                                Eglinton Avenue West.  In addition, the application seeks to allow 

                                    associated surface parking on the adjacent parcel.  

                   

Development Proposal 

Application 

submitted: 

June 4, 2009 (application submitted) 

June 18, 2009 (deemed complete) 

September 27, 2011 (resubmission) 

July 13, 2012 (resubmission) 

Existing Gross 

Floor Area:  
927.4 m

2 
(9,983 sq. ft.) 

Proposed Gross 

Floor Areas: 

 

 

 

New Building  

2,379.3 m
2 
(25,611 sq. ft.) 

 

Total Site 

3,303.8 m
2 
(35,563 sq. ft.) 
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Development Proposal 

Building  

Height: 

2 storeys 

9.1 m (29.9 ft.) (grade to roof) 

20 m (65.6 ft.) (grade to top of minaret) 

 

Total Lot 

Coverage: 

22 % 

Landscaped 

Area: 

19 % 

Parking 

Required:  

122 *   

* (plus parking for day care at 2.5  

spaces/100 m2 of GFA) 

Parking 

Provided: 

167 

Supporting 

Documents: 

Planning Justification Report 

Traffic Impact Study 

Stormwater Management Report 

Phase 1 Environmental Assessment  

Environmental Noise Assessment  

Traffic Impact Study 

Site Plan 

Landscape Plan and Details 

Topographic Survey  

Site Servicing and Grading Plan 

Drainage Catchment Area Plan 

Cross Section Plan 

Elevation Drawings and Floor Plans 

Eglinton Avenue Modification Plan 

 

 

Site Characteristics 

Frontage:  133.5 m
 
(438.0 ft.) 

Depth: 54.5 m
 
(178.8 ft.) 

Net Lot Area: 0.65 ha (1.61 ac.) 

Existing Use: Place of Religious Assembly (Mosque) 
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Green Development Initiatives 

 

The applicant has proposed that the following green development 

initiatives will be incorporated into the development: bioswales; 

pervious stable surface; grass and dry swales; bicycle parking; 

rainwater harvesting (where feasible); native vegetation (where 

feasible).  Further, it has been indicated that additional items such 

as reflective roofing and bird friendly glazing will be investigated 

through the building design process.  

 

 Neighbourhood Context 

 

The subject property is located on the north side of Eglinton 

Avenue West, west of Terry Fox Way.  The surrounding 

neighbourhood is characterized predominantly by detached,  

semi-detached and townhouse dwellings.  In addition, a 

landscaping supply business, veterinary clinic and places of 

religious assembly are located along Eglinton Avenue West.  

Currently, there is a mosque on the subject property.  Information 

regarding the history of the site can be found in Appendix I-1.  The 

surrounding land uses are described as follows: 

 

   North: Across Moulin Rouge Crescent, street townhouses and 

detached dwellings. 

East:  Townhouse dwellings. 

South: Across Eglinton Avenue West, street townhouses and 

detached dwellings. 

West:  Immediately to the west, a landscaping supply business, 

and further west, a veterinary clinic and places of religious 

assembly. 

 

       Mississauga Official Plan  

 

Mississauga Official Plan was adopted by City Council on 

September 29, 2010 and partially approved by the Region on 

September 22, 2011.  The Plan was appealed in its entirety, 

however on November 14, 2012, the Ontario Municipal Board 

issued a Notice of Decision approving Mississauga Official Plan, 

as modified, save and except for certain appeals which have no 
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effect on the subject application.  The lands are located within the 

East Credit Neighbourhood Character Area, on Eglinton 

Avenue West, which is identified as a Corridor.  Mississauga 

Official Plan designates the subject lands as "Residential Medium 

Density", which permits community infrastructure, including 

private schools and places of religious assembly.  

    

    Existing Zoning 

   

 "RM4-58" (Residential) which permits a place of religious 

assembly and a day care, and  "RM5-3" (Residential), which 

permits detached dwellings, semi-detached dwellings and street 

townhouse dwellings. 

 

     Proposed Zoning By-law Amendment 

  

   "RM-4 Exception" (Residential), to permit a private elementary 

school, day care and  place of religious assembly.  As part of the 

rezoning, the applicant is proposing a new exception zone for the 

site, and that the following zoning standards apply to the private 

school: 

 

 

 Required Zoning 

By-law Standard  - 

Private School 

Proposed Standard 

Min. Rear Yard 

 

7.5 m (24.6 ft) 4.5 m (14.8 ft) 

Max. Building  

Height  

7.5 m (24.6 ft) 9.5 m (31.2 ft) 

Min. Landscaped 

Area 

40% 19% 

Max. Gross Floor 

Area 

0.23 

(times the lot area) 

0.37 

(times the lot area) 

Max. Gross Floor 

Area for accessory 

uses 

20% 30% 
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     DEVELOPMENT ISSUES  

 

Agency comments are summarized in Appendix I-7.  Based on the 

comments received and the applicable Mississauga Official Plan 

policies, the following matters will have to be addressed: 

 

• Satisfactory arrangements regarding landscaping; 

• Provision of technical details regarding the 

completion/restoration of Moulin Rouge Crescent to the 

satisfaction of the Transportation and Works Department; 

• Satisfactory arrangements concerning land ownership.  

 

 

OTHER INFORMATION 

 

 Development Requirements 

 

In conjunction with the proposed development, there are certain 

other engineering matters with respect to grading and road 

improvements which will require the applicant to enter into 

appropriate agreements with the City.   

 

 

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: Agency and City department comments have been received and 

after the public meeting has been held, and all of the outstanding 

issues are resolved, the Planning and Building Department will be 

in a position to make a recommendation regarding this application. 
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ATTACHMENTS: Appendix I-1:   Site History 

 Appendix I-2: Aerial Photograph 

 Appendix I-3: Excerpt of Existing Land Use Designation Map 

 Appendix I-4:   Excerpt of Existing Land Use Map 

 Appendix I-5: Site Plan 

 Appendix I-6: Elevations 

 Appendix I-7: Agency Comments 

 Appendix I-8: General Context Map 

 

 

 

 

                                                                              

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:  Katherine Mahoney, Development Planner 
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 Appendix I-1 

 

Masjid-e Farooq-e Azam Mississauga &                                                    File:  OZ 09/009 W6 

Makkah Holdings Inc.  

 

 

Site History 

 

 

 

• May 5, 2003 – The Region of Peel approved the Mississauga Plan policies for the East 

Credit District, designating the subject lands as "“Residential Medium Density I". 

 

• May 19, 2005 – The Committee of Adjustment approved a minor variance application 

under file ‘A’ 172/05 to permit the construction of a new place of religious assembly, 

with a reduced rear yard setback of 4.73 m (15.51 ft) whereas By-law 5500 required a 

minimum setback of 7.50 m (24.60 ft). 

 

• January 19, 2007 – Site Plan Approval under file SP 01/439 was authorized to permit a 

new building for religious assembly.  

 

• June 20, 2007 – Zoning By-law 0225-2007 came into force except for those sites 

which have been appealed.  As no appeals have been filed for this site, the provisions 

of the By-law apply.  The subject lands are zoned "RM4-25" (Residential) and  

"RM5-3" (Residential). 

 

• November 14, 2012 – The Ontario Municipal Board issued a Notice of Decision 

approving Mississauga Official Plan (2011), as modified, save and except for certain 

appeals which have no effect on the subject application.  The subject lands are 

designated "Residential Medium Density".  
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Agency Comments 

 

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

application. 

 
 
Agency / Comment Date 

 

 
Comment  

 
City Community Services 

Department – Parks and 

Forestry Division 

(January 29, 2013) 

In comments dated January 29, 2013, this Department notes 

that prior to by-law enactment, a cash contribution for street 

tree planting and bicycle signs will be required.  Further, prior 

to the issuance of building permits, cash-in-lieu of parkland for 

park or other public recreational purposes is required pursuant 

to Section 42 of the Planning Act (R.S.O. 1990, c.P. 13, as 

amended) and in accordance with City's Policies and By-laws. 

 

City Transportation and 

Works Department 

(January 29, 2013) 

In comments dated January 29, 2013, this Department 

confirmed receipt of Site Plan, Site Grading and Servicing 

Plan, Stormwater Management Report, revised Traffic Impact 

Study and an addendum, Environmental Noise Assessment, 

and Phase 1 Environmental Site Assessment.  These details are 

under review. 

 

Prior to the Supplementary Meeting, the applicant has been 

requested to provide revised plans with additional details for 

the completion/restoration of Moulin Rouge Crescent right-of-

way to better demonstrate the feasibility of the proposed 

development. 

 

Further detailed comments/conditions will be provided prior to 

the Supplementary Meeting pending receipt and review of the 

foregoing. 

 

Other City Departments and 

External Agencies 

The following City Departments and external agencies offered 

no objection to these applications provided that all technical 

matters are addressed in a satisfactory manner:  

 

Community Services – Fire and Emergency Services Division 

Region of Peel 
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Agency / Comment Date 

 

 
Comment  

 
Enersource Hydro Mississauga  

Traffic Safety Sub-Committee 

 

 The following City Departments and external agencies were 

circulated the applications but provided no comments or have 

indicated they have no concerns or conditions. 

 

Community Services Department – Culture Division  

Bell Canada 

Rogers Cable  

Canada Post Corporation 

Hydro One Networks Incorporated 

Greater Toronto Airports Authority  

Peel Regional Police/CPTED 
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