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PUBLIC MEETING STATEMENT: In accordance with the Ontario Planning Act, if you do not make a
verbal submission to the Committee or Council, or make a written submission prior to City Council making
a decision on the proposal, you will not be entitled to appeal the decision of the City of Mississauga to the
Local Planning and Appeal Tribunal (LPAT), and may not be added as a party to the hearing of an appeal
before the LPAT.

Send written submissions or request notification of future meetings to:
 
Mississauga City Council Att: Development Assistant
c/o Planning and Building Department – 6th  Floor
300 City Centre Drive, Mississauga, ON, L5B 3C1
Or Email:  application.info@mississauga.ca
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1. CALL TO ORDER

2. DECLARATION OF CONFLICT OF INTEREST

3. MINUTES OF PREVIOUS MEETING

3.1. Planning and Development Committee Meeting Draft Minutes - June 14, 2021

4. MATTERS TO BE CONSIDERED

4.1. PUBLIC MEETING INFORMATION REPORT (WARD 5)

Official Plan Amendment and Rezoning applications to permit a seven storey, mixed-use
building consisting of self-storage, retail, and office uses.

Address: 6333 Hurontario Street
Applicant: 6333 Hurontario Storage GP Corporation
File: OZ 21/001 W5

4.2. RECOMMENDATION REPORT (WARD 11)

Proposed amendments to the Zoning By-law to permit permeable driveways on five
properties within the Meadowvale Village Heritage Conservation District.

File: CD.03-MEA W11

4.3. RECOMMENDATION REPORT (WARD 1)

Official Plan Amendment and Rezoning applications to permit a seven-storey rental
apartment building with 151 units.

Address: 958-960 East Avenue
Applicant: Peel Housing Corporation
File: OZ 20/005 W1

4.4. PUBLIC MEETING RECOMMENDATION REPORT (WARD 3)

Official Plan Amendment and Rezoning applications to permit a 15 storey apartment building
with amenity uses at the mechanical level, a one storey amenity building and retain the two
existing 11 storey apartment buildings.

Address: 1750 Bloor Street and 3315 Fieldgate Drive
Applicant: TC Core GP Inc. & Mustang Equities Inc. (Hazelview Investments)
File: OZ 17/014 W3
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4.5. INFORMATION STATUS REPORT AND REMOVAL OF THE "H" HOLDING PROVISION
FROM ZONING BY-LAW 0225-2007 REPORT (WARD 4)

Application to remove the "H" holding provision to permit four apartment buildings
(60, 31, 42, and 72 storeys) atop a mixed-use podium and new public street.

Address: 135, 151 and 181 City Centre Drive
Applicant: Camcentre Holdings Inc.
File: H-OZ 19/003 W4

5. ADJOURNMENT
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Subject 
PUBLIC MEETING INFORMATION REPORT (WARD 5) 

Official Plan Amendment and Rezoning applications to permit a seven storey, mixed-use 

building consisting of self-storage, retail, and office uses 

6333 Hurontario Street, south of World Drive, east side of Hurontario Street 

Owner: 6333 Hurontario Storage GP Corporation 

File: OZ 21/001 W5 

 

Recommendation 
That the report dated June 4, 2021, from the Commissioner of Planning and Building regarding 

the applications by 6333 Hurontario Storage GP Corporation to permit a seven storey, mixed-use 

building consisting of a self storage facility, retail and office uses, under File OZ 21/001 W5, 6333 

Hurontario Street, be received for information. 

 

Background 
The applications have been deemed complete and circulated for technical comments. The 

purpose of this report is to provide preliminary information on the applications and to seek 

comments from the community. The report consists of two parts, a high level overview of the 

applications and a detailed information and preliminary planning analysis (Appendix 1). 

 

PROPOSAL 

The official plan amendment and rezoning applications are required to permit a seven storey, 

mixed-use building consisting of self storage, retail, and office uses. The applicant is proposing 

to amend the Official Plan to change the designation to Office with a special site to permit a self 

storage use. The zoning by-law will also need to be amended from O3-1 (General Office - 

Exception) to O3-Exception (General Office - Exception), to implement this development 

proposal. 

 

Date: June 4, 2021 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Andrew Whittemore, M.U.R.P., Commissioner of 

Planning & Building 

Originator’s file: 
OZ 21/001 W5 

Meeting date: 
June 28, 2021 
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During the ongoing review of these applications, staff may recommend different land use 

designations and zoning categories to implement the proposal. 

 

Comments 

The property is located north of Highway 401, south of World Drive, on the east side of Hurontario 

Street, in the Gateway Corporate Centre Character Area. The subject lands are developed with 

a two storey detached residential structure, currently operating as a storage area for commercial 

motor vehicles. 

 

The Applicant is proposing a seven storey, mixed-use building with a total gross floor area of 

27,068 sq. m. (291,360 sq. ft.); the breakdown of such uses are as follows: 

 

 19,126 sq. m (205,871 sq. ft.) of self-storage (70.7%) 

 865 sq. m. (9,321 sq. ft.) Dymon-specific retail (3.2%) 

 6,798 sq. m (73,175 sq. ft.) of office (25.1%) 

 

The policy framework associated with the Office designation, as well as the corresponding O3-1 

(General Office - Exception) zoning category, only considers office, or office-related accessory 

land uses. This policy framework does not contemplate self-storage facilities. 

 

Aerial image of 6333 Hurontario Street 
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Applicant’s rendering of the proposed multi-use, self storage facility 

 

LAND USE POLICIES AND REGULATIONS 

The Planning Act allows any person within the Province of Ontario to submit development 

applications to the local municipality to build or change the use of any property. Upon submitting 

all required technical information, the municipality is obligated under the Planning Act to process 

and consider these applications within the rules set out in the Act. 

 

The Provincial Policy Statement (PPS) establishes the overall policy directions on matters of 

provincial interest related to land use planning and development within Ontario. It sets out 

province-wide direction on matters related to the efficient use and management of land and 

infrastructure; the provision of housing; the protection of the environment, resources and water; 

and, economic development. 

 

The Growth Plan for the Greater Golden Horseshoe (Growth Plan) builds upon the policy 

framework established by the PPS and provides more specific land use planning policies which 
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support the achievement of complete communities, a thriving economy, a clean and healthy 

environment and social equity. The Growth Plan establishes minimum intensification targets and 

requires municipalities to direct growth to existing built-up areas and strategic growth areas to 

make efficient use of land, infrastructure and transit. 

 

The Planning Act requires that municipalities’ decisions regarding planning matters be consistent 

with the PPS and conform with the applicable provincial plans and the Region of Peel Official Plan 

(ROP). Mississauga Official Plan is generally consistent with the PPS and conforms with the 

Growth Plan, the Greenbelt Plan, the Parkway Belt West Plan and the ROP. 

 

Conformity of this proposal with the policies of Mississauga Official Plan is under review. 

 

Additional information and details can be found in Appendix 1, Section 4. 

 

AGENCY AND CITY DEPARTMENT COMMENTS 

Agency and department comments are summarized in Appendix 1, Section 6. 

 

Financial Impact 
All fees paid by developers are strictly governed by legislation, regulation and City by-laws. Fees 

are required to be paid prior to application approval, except where otherwise may be prescribed. 

These include those due to the City of Mississauga as well as any other external agency. 

 

Conclusion 
Most agency and City department comments have been received. The Planning and Building 

Department will make a recommendation on this project after the public meeting has been held 

and the issues have been resolved. The matters to be addressed include: provision of additional 

technical information; determining the appropriate allocation between the proposed uses (self-

storage) and the City’s planned vision for the area (exclusively office land uses); review of reduced 

parking standards; ensuring the compatibility of the proposed use relative to recent policy 

amendments specific to this area; and, community consultation and input. 

 

Attachments 
Appendix 1: Detailed Information and Preliminary Planning Analysis 

 

 

 

 

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building 

 

Prepared by:  Roberto Vertolli, Development Planner 
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Detailed Information and Preliminary Planning Analysis 

Owner: 6333 Hurontario Storage GP Corporation 

6333 Hurontario Street 

Table of Contents 

1. Proposed Development ................................................................................................................................................................. 2 

2. Site Description ............................................................................................................................................................................. 8 

3. Site Context .................................................................................................................................................................................. 9 

4. Summary of Applicable Policies, Regulations and Proposed Amendment................................................................................... 12 

5. Community Questions and Comments ........................................................................................................................................ 22 

6. Development Issues ................................................................................................................................................................... 22 

7. Section 37 Community Benefits (Bonus Zoning) ......................................................................................................................... 25 

8. Next Steps .................................................................................................................................................................................. 25 
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1. Proposed Development 

The applicant proposes to develop the property with a 7 storey, 
mixed-use building, consisting of self-storage, retail, and office 
uses. Official plan amendment and rezoning applications are 
required to permit the proposed development (refer to Section 
4 for details concerning the proposed amendments). 
 

Development Proposal 

Applications 
submitted: 

Received: February 22, 2021 
Deemed complete: March 25, 2021 

Developer/ 
Owner: 

6333 Hurontario Storage GP 
Corporation 

Applicant: MacNaughton Hermsen Britton 
Clarkson Planning Ltd. 

Proposed Gross Floor 
Area: 
Self-storage  
Dymon Retail 
Office  
Total 

 
 
19,126 m2 (205,871 ft.2) (70.7%) 
865 m2 (9,321 ft.2) (3.2%) 
6,798 m2 (73,173 ft.2) (25.1%) 
27,068 m2  (291,357.5 ft.2) 

Height: 7 storeys  

Lot Coverage: 42.5 % 

Landscaped Area: 22 % 

Parking: 
Self-Storage Warehouse, 
Reception, and Retail 
Spaces 
Office Spaces 
Accessible Spaces 
Total 

Required 
132 
 
 
232 
9 
373 

Provided 
25 
 
 
191 
9 
225 

Green Initiatives:  Permeable Pavement 

 Infiltration Systems 

 Green Roofs 

 Rainwater Reuse Systems 

 

Supporting Studies and Plans 

 

The applicant has submitted the following information in support 

of the applications, which can be viewed at 

http://www.mississauga.ca/portal/residents/development-

applications 

 

• Site Plan 

• Shadow Impact Study 

• Arborist Report & Tree Preservation Plan  

• Urban Design Brief 

• Phase Two Environmental Site Assessment 

• Stationary Noise Opinion Letter 

• Building Elevations 

• Planning Justification Report 

• Landscape Plans & Details  

• Survey 

• Parking Study & Transportation Brief 

• Functional Servicing & Stormwater Management Report 

• Servicing & Grading Plans 

• Pedestrian Level Wind Study 

 Planning Justification Report 

 Draft Official Plan Amendment 

 Draft Zoning By-law Amendment 

 

No community meeting was held in regards to either 

development application. 

 

 

 

 

 

http://www.mississauga.ca/portal/residents/development-applications
http://www.mississauga.ca/portal/residents/development-applications
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Application Status 

 

Upon deeming the applications complete, the supporting 

studies and plans were circulated to City departments and 

external agencies for review and comment. These comments 

are summarized in Section 6 of this appendix and are to be 

addressed in future resubmissions of these applications. 
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Concept Plan, Elevations and Renderings  

Site Plan
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Elevations  
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Elevations  
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Applicant’s Rendering  
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2. Site Description 

Site Information 

 

The property is located north of Highway 401, south of World 

Drive, on the east side of Hurontario Street, in the Gateway 

Corporate Centre Character Area. The subject lands are 

developed with a two storey detached residential structure, 

currently operating as a truck terminal. 

 

The subject property fronts upon a portion of Ministry of 

Transportation (MTO) owned lands, which currently provides 

maintenance accessibility to Highway 401. The owner remains 

in negotiations with the MTO to acquire lands to ensure 

appropriate access to the subject property.   

 

 
Aerial Photo of 6333 Hurontario Street 

Property Size and Use 

Frontage:  74.87 m (245.6 ft.) 

Depth: 120.3 m (394.7ft.) 

Gross Lot Area: 1 ha (2.47 ac.) 

(includes  MTO lands to 
be purchased) 

Existing Uses: 2 storey detached 
residential structure with 
a truck terminal use. 

 

 

Photo from Hurontario Street, facing east 

Site History 

 

 June 20, 2007 – Zoning By-law 0225-2007 came into 
force. The subject lands are zoned D (Development), 
which permits any building or structure that legally 
existed on the date of the passing of this By-law, as well 
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as the existing legal use of any such building or 
structure. 
 

 November 14, 2012 – Mississauga Official Plan came 
into force, except for those sites/policies which have 
been appealed. The subject lands are designated 
Business Employment in the Gateway Corporate 
Centre Character Area. 
 

 June 2016 – Mississauga Official Plan Amendment 25 
came into force. The subject lands are designated 
Office in the Gateway Corporate Centre Character 
Area. 
 

 May 27, 2020 – By-law 0121-2020 came into force, 
except for those sites/policies which remain under 
appeal. The subject lands are zoned O3-1 (Office), 
which permits: medical office, office, 
broadcasting/communication facilities, science and 
technology facilities, banquet hall/ conference 
centre/convention centre, overnight accommodation, 
and university/colleges; as well as the existing legal use 
associated with the property. 

3. Site Context 

Surrounding Land Uses 

 

The surrounding area is characterized by a mix of industrial and 

office uses. Industrial warehouses are located south and east of 

the property. Directly north is a multi-pad, multi tenant plaza, 

which includes four restaurants (Starbucks, Firehouse Subs, 

Pita Land, Guac Mexi Grill); a financial institution (PAY2DAY); 

two medical offices (World Vision and dentist); and one retail 

store (Popeye’s Supplements). A two storey industrial 

warehouse is under construction to the west. 

The surrounding land uses are: 

North:  Commercial Plaza 

East: Industrial Warehouse 

South: Industrial Warehouse 

West:  Industrial Warehouse 

 

Neighbourhood Context 
 
The subject property is located within the Gateway Corporate 

Centre. The area is comprised primarily of industrial 

warehousing units; however, a transition to office uses and 

buildings becomes evident further along this portion of 

Hurontario Street. 

 

Development within this area has primarily occurred upon 

vacant lots, and, as a result, the aforementioned warehouses 

remain in conjunction with the more contemporary office 

structures, providing a diverse mix of building types and land-

uses. 

 

North of the subject lands, a minor transition to restaurants, 

commercial, and entertainment land uses begins to emerge; 

further diversifying the mix of both building types and land uses 

within the surrounding area. 
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Aerial Photo of 6333 Hurontario Street 
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Demographics 

 

The number of jobs within this area is 18,025*. Total 

employment, combined with the population, results in a PPJ 

for the Gateway Corporate Centre area of 53 persons plus 

jobs per hectare (131 persons plus jobs per acre). 

 

*Please note, as of the 2016 census, this area does not have 

a reported population. 

 

Other Development Applications 

 

The following development applications are in process, or were 

recently approved, in the immediate vicinity of the subject 

property: 

 

 File SP 18/055 W5 – application approved for 25 Capston 
Drive, for a new three-storey office building. 
 

 File SP 19/115 W5 – application approved for 50 Capston 
Drive, for two, 1 storey industrial/warehouse buildings. 

 

Community and Transportation Services 

 

This application will have minimal impact on existing services in 

the community. 

 

The area is well served by major City of Mississauga facilities. 

 

The Dunton Athletic Fields are located to the east of the site, 

along Kennedy Road, approximately 1,000 m (3,280 ft.) away. 

This distance represents a 5 minute car ride / 24 minute trip by 

bus. On a larger scale, the Paramount Fine Food Centre, 

Paramount Fine Food Sportszone, and the Mississauga Iceland 

Rinks, are located 2.7 km (1.7 miles), or a 7 minute car ride / 25 

minute trip by bus, to the south east. 

 

A future Light Rail Transit (LRT) stop is proposed at the 

intersection of Hurontario Street and Courtneypark Drive East. 

The LRT will offer transit connections along this portion of 

Hurontario Street; providing transit connections to both 

Mississauga and Brampton, as well as serve to connect the 

Milton and the Lakeshore GO lines. To this end, the intersection 

at Courtneypark Drive East and Hurontario Street is identified 

as a Major Transit Station Area (MTSA). 

 

The following major MiWay bus routes currently service the site: 

 

 Route 17 – Hurontario Street 

 Route 103 – Hurontario Street 
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4. Summary of Applicable Policies, 

Regulations and Proposed Amendment

The Planning Act requires that Mississauga Official Plan be 

consistent with the Provincial Policy Statement and conform 

with the applicable provincial plans and Regional Official Plan. 

The policy and regulatory documents that affect these 

applications have been reviewed and summarized in the table 

below. Only key policies relevant to the applications have been 

included. The table should be considered a general summary of 

the intent of the policies and should not be considered 

exhaustive. In the sub-section that follows, the relevant policies 

of Mississauga Official Plan are summarized. The development 

application will be evaluated based on these policies in the 

subsequent recommendation report. 

 

Policy Document Legislative Authority/Applicability Key Policies 

Provincial Policy 
Statement (PPS) 

The fundamental principles set out in the PPS 
apply throughout Ontario. (PPS Part IV) 
 
Decisions of the council of a municipality shall be 
consistent with PPS. (PPS 4.1) 
 
The Official Plan is the most important vehicle for 
implementation of the Provincial Policy Statement 
(PPS 4.6) 

Settlement areas shall be the focus of growth and development. (PPS 1.1.3.1) 
 
Land use patterns within settlement areas will achieve densities and a mix of 
uses that efficiently use land, resources, infrastructure, public service facilities 
and transit. (PPS 1.1.3.2.a) 
 
Planning authorities shall identify appropriate locations and promote 
opportunities for intensification and redevelopment. (PPS 1.1.3.3) 
 
 

Growth Plan for the 
Greater Golden 
Horseshoe (Growth 
Plan) 

The Growth Plan applies to the area designated as 
the Greater Golden Horseshoe growth plan area. 
All decisions made on or after May 16, 2019 in 
respect of the exercise of any authority that affects 
a planning matter will conform with this Plan, 
subject to any legislative or regulatory provisions 
providing otherwise. (Growth Plan 1.2.2)  

Within settlement areas, growth will be focused in delineated built-up areas; 
strategic growth areas; locations with existing or planned transit; and, areas 
with existing or planned public service facilities. (Growth Plan 2.2.1.2 c) 
 
Complete communities will feature a diverse mix of land uses; improve social 
equity and quality of life; provide a range and mix of housing options; provide 
convenient access to a range of transportation options, public service facilities, 
open spaces and parks, and healthy, local and affordable food options; provide 
a more compact built form; mitigate and adapt to climate change impacts; and, 
integrate green infrastructure. (Growth Plan 2.2.1.4) 
 
To achieve minimum intensification and density targets, municipalities will 
develop and implement urban design and site design official plan policies and 
other supporting documents that direct the development of high quality public 
realm and compact built form. (Growth Plan 5.2.5.6) 
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Policy Document Legislative Authority/Applicability Key Policies 

Major Transit Stations  
 
Planning will be prioritized for major transit station areas on priority transit 
corridors, including zoning in a manner that implements the policies of this 
Plan. 
 
For major transit station areas on priority transit corridors or subway lines, 
upper- and single-tier municipalities, in consultation with lower-tier 
municipalities, will delineate the boundaries of major transit station areas in a 
transit-supportive manner that maximizes the size of the area and the number 
of potential transit users that are within walking distance of the station. Major 
transit station areas on priority transit corridors or subway lines will be planned 
for a minimum density target of: 
1. 200 residents and jobs combined per hectare for those that are served by 
subways; 
2. 160 residents and jobs combined per hectare for those that are served by 
light rail transit or bus rapid transit; or 
3. 150 residents and jobs combined per hectare for those that are served by 
the GO Transit rail network. (Growth Plan 2.2.4 1 -3) 
 
Within major transit station areas on priority transit corridors or subway lines, 
land uses and built form that would adversely affect the achievement of the 
minimum density targets in this Plan will be prohibited. (Growth Plan 2.2.4.6) 
 
All major transit station areas will be planned and designed to be transit- 
supportive and to achieve multimodal access to stations and connections to 
nearby major trip generators by providing, where appropriate: 
 
a. Connections to local and regional transit services to support transit service 
integration; 
b. Infrastructure to support active transportation, including sidewalks, bicycle 
lanes, and secure bicycle parking; and 
c. Commuter pick-up/drop-off areas. (Growth Plan 2.2.4.8) 

Region of Peel Official 
Plan (ROP) 

The Region of Peel approved MOP on September 
22, 2011, which is the primary instrument used to 
evaluate development applications. The proposed 
development applications were circulated to the 
Region who has advised that in its current state, 
the applications meet the requirements for 
exemption from Regional approval. Local official 
plan amendments are generally exempt from 
approval where they have had regard for the 
Provincial Policy Statement and applicable 

The ROP identifies the subject lands as being located within Peel’s Urban 
System. 
 
General objectives of ROP, as outlined in Section 5.3, include conserving the 
environment, achieving sustainable development, establishing healthy 
complete communities, achieving intensified and compact form and mix of land 
uses in appropriate areas that efficiently use land, services, infrastructure and 
public finances, while taking into account the characteristics of existing 
communities and services, and achieving an urban form and densities that are 
pedestrian-friendly and transit supportive. 
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Policy Document Legislative Authority/Applicability Key Policies 

Provincial Plans, where the City Clerk has certified 
that processing was completed in accordance with 
the Planning Act and where the Region has 
advised that no Regional official plan amendment 
is required to accommodate the local official plan 
amendment. The Region provided additional 
comments which are discussed in Section 8 of this 
Appendix. 

 
 

 

Mississauga Official Plan   

The policies of Mississauga Official Plan (MOP) implement 

provincial directions for growth. MOP is generally consistent 

with the PPS and conforms with the Growth Plan, Greenbelt 

Plan, PBWP and ROP. An update to MOP is currently underway 

to ensure MOP is consistent with and conform to changes 

resulting from the recently released Growth Plan, 2019 and 

Amendment No. 1 (2020). 

 

Existing Designation 

The lands are located within the Gateway Corporate Centre 

Character Area and are designated Office. The Office 

designation permits major office, secondary office, and 

accessory uses. 

The subject property is located within a Major Transit Station 

Area (MTSA). 

 

Proposed Designation 

The applicant is proposing to change the designation to Office 

with a special site to permit self-storage and accessory retail 

uses. The applicant will need to demonstrate consistency with 

the intent of MOP. 

 

Through the processing of the applications, staff may 

recommend a more appropriate designation to reflect the 

proposed development in the Recommendation Report. 
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Excerpt of Gateway Corporate Centre Character Area 

 

Relevant Mississauga Official Plan Policies 

The following policies are applicable in the review of these 

applications. In some cases the description of the general intent 

summarizes multiple policies. 

 
 

General Intent 

Chapter 5 
Direct Growth 
 

Mississauga encourages compact, mixed use development that is transit supportive, in appropriate locations, to provide a range of local 
live/work opportunities. (5.1.6) 
 
Corporate Centres will be planned to achieve compact transit supportive development at greater employment densities, particularly near 
higher order transit stations. (5.3.4.8) 
 
Corridors that run through or abut the Downtown, Major Nodes, Community Nodes and Corporate Centres are encouraged to develop 
with mixed uses oriented towards the Corridor. (5.4.3) 
 
Land uses and building entrances will be oriented to the Corridor where possible and surrounding land use development patterns permit. 
(5.4.7) 
 
Residential and employment density should be sufficiently high to support transit usage. Low density development will be discouraged. 
(5.5.8) 
 

Chapter 7  
Complete 
Communities 

In order to create a complete community and develop a built environment supportive of public health, the City will: 
a. Encourage compact, mixed use development that reduces travel needs by integrating residential, commercial, employment, 

community, and recreational land uses; 
b. Design streets that facilitate alternative modes of transportation such as public transit, cycling, and walking; 
c. Encourage environments that foster incidental and recreational activity; and 
d. Encourage land use planning practices conducive to good public health. (7.1.3) 

 

Chapter 9  
Build A Desirable 
Urban Form 

Mississauga will develop an urban form based on the urban system and the hierarchy identified in the city structure as shown on 
Schedule 1: Urban System. (9.1.1)  
 
Development on Corridors will be consistent with existing or planned character, seek opportunities to enhance the Corridor and provide 
appropriate transitions to neighbouring uses. (9.1.5) 
 
Building frontages will frame streets and provide a contiguous built form. (Figure 9-2) 
 
Built form will relate to and be integrated with the streetline, with minimal building setbacks where spatial enclosure and street related 
activity is desired. (9.2.1.28) 
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General Intent 

Developments should minimize the use of surface parking in favour of underground or aboveground structured parking. All surface 

parking should be screened from the street and be designed to ensure for natural surveillance from public areas. Aboveground structured 

parking should be lined with residential, commercial or office uses. (9.2.1.37) 

Development on Corridors will be encouraged to:  
a. Assemble small land parcels to create efficient development parcels; 
b. Face the street, except where predominate development patterns dictate otherwise;  
c. Not locate parking between the building and the street;  
d. Site buildings to frame the street;  
e. Support transit and active transportation modes;  
f. Provide concept plans that show how the site can be developed with surrounding lands. (9.2.2.6) 

 
Buildings and site design will be compatible with site conditions, the surrounding context and surrounding landscape of the existing or 

planned character of the area. (9.5.1.1) 

Development proposals will demonstrate compatibility and integration with surrounding land uses and the public realm by ensuring 

adequate privacy, sunlight and sky views are maintained. (9.5.1.9) 

Noise will be mitigated through appropriate built form and site design. Mitigation techniques such as fencing and berms will be 

discouraged. (9.5.1.12) 

High quality, diverse and innovative design will be promoted in a form that reinforces and enhances the local character, respects its 

immediate context and creates a quality living or working environment. (9.5.2.1) 

Chapter 11  
General Land Use 
Designations 

In addition to the Uses Permitted in all Designations, lands designated Office will also permit the following uses: 
a. major office; 
b. secondary office; and  
c. accessory uses. (Section 11.2.7.1) 

 
Accessory uses will generally be limited to a maximum of 20% of the total Gross Floor Area. (11.2.7.2) 
 

Chapter 15 
Corporate 
Centres 

Corporate Centres will develop a mix of employment uses with a focus on office development and uses with high employment 
densities. (15.1.1.1) 
 
The focus of these policies is to promote high quality urban design and built form. These policies are also intended to reinforce and 
enhance the image of Hurontario Street as the main northsouth Corridor through the city. (15.3.1.1) 
 
The purpose of the following urban design policies is to define principles for the physical form and character of Hurontario Street: 

a. Encourage a high quality urban design in the built form which is distinctive and urban in character, and which contributes to the 
identity of Hurontario Street as a principal city thoroughfare and higher order transit corridor; 

b. Encourage a high standard of public and private realm streetscape design that is coordinated and comprehensive, particularly at 
Major Transit Station Areas, which includes street furniture, public art, building forecourts, open space, transit shelters, bicycle 
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General Intent 

parking, tree planting, and the sensitive placement of utilities with consideration for the public and private realm; 
c. Buildings will be street related with main building entrances, active building elevations, and fenestration forming an integrated 

link between the building and the sidewalk. Active building features should be oriented to major street frontages and the light rail 
transit system; 

e. Orient the most active and architecturally detailed building façade to the public street by use of main entrances and a large 
percentage of fenestration addressing the streetscape; 

f. Locate parking facilities at the rear and/or side of buildings instead of between the front of the building and the public street. As 
sites develop/redevelop, parking should be structured and preferably, underground. Transportation demand management 
measures will be encouraged; 

s. Internalize, screen and minimize visual impacts of the service and loading facilities from the streetscape, public view, pedestrian 
walkways, and abutting uses. (15.3.1.2) 
 

Notwithstanding the Office policies of this Plan, the following additional policies will apply: 
c. Buildings will have a maximum building setback of five metres, however, greater setbacks may be required based on the final 

design of the light rail transit system;  
d. Accessory retail commercial uses incorporating transparent windows will be encouraged at grade at Major Transit Station Areas 

for buildings directly fronting Hurontario Street; and 
e. In order to achieve a continuous street wall, new development will have a minimum 80 percent of any lot frontage along 

Hurontario Street within Major Transit Station Areas and 66 percent in areas beyond, occupied with a building or buildings. In 
the case of lots with multiple street frontages, priority will be given to establishing a continuous street wall along Hurontario 
Street. (15.3.2.4) 
  

Chapter 19 
Implementation 
 

This section contains criteria which requires an applicant to submit satisfactory planning reports to demonstrate the rationale for the 

proposed amendment as follows: 

 The proposal would not adversely impact or destabilize the following:  the overall intent, goals and objectives of the Official Plan; 
and the development and functioning of the remaining lands which have the same designation, or neighbouring lands; 

 That a municipal comprehensive review of the land use designation or a five year review is not required; 

 The lands are suitable for the proposed uses, and compatible with existing and future uses of surrounding lands; 

 There are adequate engineering services, community infrastructure and multi-modal transportation systems to support the 
proposed application; 

 A planning rationale with reference to Mississauga Official Plan policies, other relevant policies, good planning principles and the 
merits of the proposed amendment in comparison with the existing designation has been provided by the applicant. (19.5.1) 
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Mississauga Zoning By-law 

 

Existing Zoning 

The subject property is currently zoned O3-1 (Office), which 

permits: medical office, office, broadcasting/communication 

facilities, science and technology facilities, banquet 

hall/conference centre/convention centre, overnight 

accommodation, and university/colleges; as well as any uses 

which legally existed on the date of the passing of the By-law. 

 

 

Proposed Zoning 

The applicant is proposing to zone the property O3-Exception 

(Office – Exception) to permit the additional use of a self-storage 

facility and reduce the amount of required parking. 

 

Through the processing of the applications staff may 

recommend a more appropriate zone category for the 

development in the Recommendation Report. 
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Excerpt of Zoning Map  
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Proposed Zoning Regulations 

Zone Regulations 
Existing O3-1 Zone 

Regulations 
Proposed Amended Zone 

Regulations 

Additional Permitted Uses  Self Storage Facility 

The maximum setback of a first 
storey streetwall to a street 
identified on Schedules 5.2.1(1) 
(Hurontario Street) and 5.2.1(2) of 
this By-law 
 

5.0 m (16.4 ft.) 16.6m (54.5 ft.) 

Minimum depth of a landscaped 
buffer measured from a lot line that 
is a street line for all streets not 
identified 
on Schedules 5.2.1(1) (Hurontario 
Street) and 5.2.1(2) of this By-law 

4.5 m (14.8 ft.) 3.0 m (9.8 ft.) 

Minimum distance from an above 
grade parking structure to a street 
identified on Schedule 5.2.1(1)  
(Hurontario Street) this By-law 

30 m (98.4 ft.) 22.8m (74.8 ft.) 

Minimum number of parking spaces 
for self storage facility and 
accessory retail 

0.6 spaces per 100 m² 
(1,076.4 ft.2) GFA - non-
residential (exclusive of 
storage parking) 
 
Requires 132 parking 
spaces 

 

25 parking spaces 

Minimum number of parking spaces 
for office 

3.2 spaces per 100 m² 
(1,076.4 ft.2) GFA - non-
residential 
 
Requires 232 parking 
spaces 

 

191 parking spaces 

Minimum number of loading spaces 4 loading spaces 2 loading spaces 
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5. Community Questions and Comments 

No community meetings were held and no written comments 
were received by the Planning and Building Department. 

 
 
 
 
 
 

6. Development Issues 

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

Agency / Comment Date Comments 

Region of Peel 
(April 30, 2021) 

A Functional Service Report (FSR) was submitted; however, additional information has been requested to determine the 
adequacy of the existing services for the proposed development. 

City Community Services 
Department – Park Planning 
Section 
(March 31, 2021) 

In the event that the application is approved, the Community Services Department - Park Planning note the following 
conditions. 
 
In comments dated March 31, 2021, Community Services indicated that proposed development is located approximately 
1062m (3484 ft.) from Dunton Athletic Fields (P-224), zoned OS2 (Open Space - City Park) which includes 4 lit softball 
diamonds, a comfort station, picnic area and picnic shelters, parks bunker, washroom and parking lot. The site is also 
located approximately 1068m (3503 ft.) from Danville Park (P-302), zoned G1 - (Greenlands - Natural Hazards) and 
includes  2 lit softball diamonds, lit soccer field, unlit senior soccer field, 2 cricket pitches, dirt jump park, toboggan hill, 
4 shade structures, a washroom and a final approach monument. 
 
Prior to the issuance of building permits for each lot or block cash-in-lieu 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. 

Economic Development Office  
(May 26, 2021) 

The proposal seeks to build an employment facility that provides for office along the Hurontario Street frontage anchored by 
a self storage operation. Self storage in this location as a stand alone facility would not be supportable, however, the 
concept that this company operates in other jurisdictions bringing together these two uses supports entrepreneurs and 
start-up businesses, as well as provides a product that is currently not in the Mississauga market place. Should this 
application be approved, the Economic Development Office requests that the self-storage be directly linked to the provision 
of office uses. 

City Transportation and Works 
Department 
(June 6, 2021) 

Technical reports and drawings have been submitted and are under review to ensure that engineering matters related to 
noise, grading, servicing, stormwater management, traffic and environmental compliance can be satisfactorily addressed to 
confirm the feasibility of the project, in accordance with City requirements. 
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Agency / Comment Date Comments 

 Based on a review of the materials submitted to date, the owner has been requested to provide additional technical details 
and revisions prior to the City making a recommendation on the application, as follows: 
 
Stormwater 
 

A Functional Servicing & Stormwater Management Report (FSR & SWM), prepared by C.F. Crozier & Associates Inc., 
dated October 2020, was submitted in support of the proposed development. The purpose of the report is to evaluate the 
proposed development impact on the municipal drainage system (e.g. storm sewers, watercourses, etc.) and to mitigate the 
quality and quantity impacts of stormwater run-off generated from the site. Mitigation measures may include improvements 
to existing stormwater servicing infrastructure, new infrastructure and/or on-site stormwater management controls. 
 
The applicant is proposing to construct their municipal outlet through an existing municipal easement on the adjacent 
property to the north, as well as on-site stormwater management controls for the post development discharge.  The 
proposed plan requires additional approvals such as the Ministry of Transportation. The applicant will be required to enter 
into a development agreement with a holding condition to construct the new storm sewer in the municipal easement on the 
property to the north. 
 
The applicant is required to provide further technical information to: 
• Demonstrate the feasibility of the proposed storm sewer; 
 Develop an acceptable strategy to accommodate external drainage from the adjacent property and if required  

manage groundwater on-site; and 
• Demonstrate that there will be no impact on the City’s existing drainage system. 
 
Traffic 
 

A traffic impact study (TIS), prepared by CGH Transportation dated December 2020 was submitted in support of the 
proposed development and a full review and audit was completed by Transportation and Works staff. Based on the 
information provided to date, staff is not satisfied with the study and requires further clarification on the information 
provided. 
 
The applicant is required to provide the following information as part of subsequent submissions, to the satisfaction of the 
Transportation and Works Department: 
 
• Provide an updated Traffic Impact Study addressing all staff comments; 
• Provide satisfactory arrangements for site access; 
• Provide confirmation of approval from the Ministry of Transportation Ontario (MTO) 
• Address any traffic concerns from the Community related to the proposed development. 
 
Environmental Compliance 
 

A Phase II ESA (project # FE-P 19-9580), dated August 13, 2019, prepared by Fisher Environmental Ltd. has been 
received. 
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Based on the results of Phase Two ESA, the near-surface soils have been impacted. 
 
The following documents must be submitted with the subsequent circulation: 
• Reliance for the Phase Two ESA 
• Remedial Action Plan 
• Dewatering Commitment Letter 
• Monitoring Wells Decommissioning Letter 
 
Additionally, a clean-up report must be provided prior to By-law enactment. 
 
Noise 

 
A stationary Noise Opinion Letter dated February 8, 2021 prepared by Gradient Wind Engineers & Scientists was submitted 
for review.  This letter indicates that the building is defined as industrial/commercial and as such is not considered a noise 
sensitive land use under the definitions outlined in the provincial Environmental Noise Guideline-NPC-300.  Potential noise 
sources that may be generated by the development, including mechanical equipment, will be further reviewed and mitigated 
through the detailed design of the building at the site plan stage. 
 
Engineering Plans/Drawings 
 

The applicant has submitted a number of technical plans and drawings (i.e. Grading and Servicing Plans), which need to be 
revised as part of subsequent submissions, in accordance with City Standards and with the HuLRT project. 
 

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: 
 

- Canada Post Corporation 
- City of Mississauga, Culture Planning 
- City of Mississauga, Fire 
- City of Mississauga, Heritage Planning and Indigenous Relations 
- City of Mississauga, Realty Services 
- City of Mississauga, Transit 
-  Ministry of Transportation 
- Greater Toronto Airport Authority (GTAA) 
- Enbridge Gas Distribution Inc. 
- Light Rail Transit Office 
- Rogers Cable 
- Trillium Health Partners 
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 The following City Departments and external agencies were circulated the applications but provided no comments:  
 

- Alectra Utilities 
- Conseil Scolaire de District Catholique Centre-Sud 
- Conseil Scolaire Viamonde 
- Dufferin-Peel Catholic District School Board 
- Metrolinx 
- Peel District School Board 

 
 
Development Requirements 
 
There are engineering matters including: potential land 

purchase from MTO to ensure site access, grading, 

environmental, engineering, servicing and stormwater 

management that will require the applicant to enter into 

agreements with the City. Prior to any development proceeding 

on-site, the City will require the submission and review of an 

application for site plan approval. 

 

7. Section 37 Community Benefits (Bonus 

Zoning) 

Section 37 community benefits (bonus zoning) is not considered 

applicable for the current proposal as the net increase in height 

and density above existing zoning permissions does not meet 

the eligibility requirements of Corporate Policy 07-03-01 – 

Bonus Zoning. 

8. Next Steps 

Based on the comments received and the applicable 

Mississauga Official Plan policies, the following matters will 

have to be addressed: 

 

• Purchase of adjacent MTO lands to ensure satisfactory 
site access 

• Is the proposed development compatible with the 
existing and planned character of the area, given both 
the proposed use, as well as recent policy amendments 
specific to this area? 

 Is the allocation between the proposed use (self-
storage) and the City’s planned vision for the area 
(office) appropriate? 

• Are the proposed zoning by-law exception standards 
appropriate? 

 
 
 
 
 



Appendix 1, Page 26 
File:  OZ 21/001 W5 

 

 

4.1 

Upon satisfying the requirements of various City departments 

and external agencies, the Planning and Building Department 

will bring forward a recommendation report to a future Planning 

and Development Committee meeting. It is at this meeting that 

the members of the Committee will make a decision on the 

applications. 
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Subject 
RECOMMENDATION REPORT (WARD 11) 

Meadowvale Village Heritage Conservation District  

Zoning By-law Amendments to Permit Permeable Driveways  

File: CD.03-MEA W11 

 

Recommendation 
That the report dated June 4, 2021, from the Commissioner of Planning and Building 

recommending proposed amendments to the Zoning By-law to permit permeable driveways on 

five properties within the Meadowvale Village Heritage Conservation District, be adopted in 

accordance with the following:  

 

1. The proposed amendments to Zoning By-law 0225-2007, as detailed in Appendix 2, be 

approved, and that an implementing zoning by-law be brought forward to a future City 

Council meeting.  

 

Background 
A public meeting was held by the Planning and Development Committee on March 29, 2021, at 

which time an Information Report was received by the Committee. Recommendation PDC-

0022-2021 was then adopted by Council on April 7, 2021: 

 

1. That the report dated March 5, 2021, from the Commissioner of Planning and 

Building regarding zoning by-law amendments to permit permeable driveways 

on five properties within the Meadowvale Village Heritage Conservation District 

(HCD) under File CD.03-MEA W11, be received for information.  

 

The Information Report can be accessed at the following link: 

https://pub-mississauga.escribemeetings.com/FileStream.ashx?DocumentId=10648  

Date: June 4, 2021 
   
To: Chair and Members of Planning and Development 

Committee  
 
From: Andrew Whittemore, M.U.R.P., Commissioner of 

Planning & Building 

Originator’s file: 
CD.03-MEA W11 
 

Meeting date: 
June 28, 2021 

https://pub-mississauga.escribemeetings.com/FileStream.ashx?DocumentId=10648
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Comments 
No community meetings were held for the subject application. No comments were made at the 

public meeting. A few questions from the public were received by the Planning and Building 

Department regarding the proposed amendments. Responses to the correspondence received 

can be found in Appendix 3. 

 

PLANNING ANALYSIS SUMMARY 

A detailed Planning Analysis is found in the Information Report (Appendix 1).The proposed 

zoning amendments for permeable driveways in the Meadowvale Village HCD are 

consistent with the Provincial Policy Statement and conform to the Growth Plan for the 

Greater Golden Horseshoe, the Region of Peel Official Plan and Mississauga Official Plan. 

 

The proposed zoning amendments, as outlined in the Information Report, would remove 

restrictions on driveway materials for five properties within the Meadowvale Village HCD:  

 

 7080 Second Line West – R1-49 (Detached Dwellings – Typical Lots – Exception) Zone 

 985 Old Derry Road – R8-2 (Detached Dwelling – Garage Control Lots – Exception) Zone 

 1056 Old Derry Road – C1-13 (Convenience Commercial – Exception) Zone  

 1060 Old Derry Road – C1-13 (Convenience Commercial – Exception) Zone  

 7005 Old Mill Lane – U (Utility) Zone   

 

This is consistent with the direction in the Meadowvale Village HCD Plan and also 

consistent with the permissions for permeable driveways applied to the majority of the 

properties within the Meadowvale Village HCD.  

 

Appendix 2 details the proposed zoning changes that were considered in the Information 
Report, as well as the further considerations outlined above. 
 

Financial Impact 
Not applicable  

 

Conclusion 
In summary, the proposed zoning amendments for permeable driveways are acceptable from a 

planning standpoint and should be approved for the following reasons:  

 

1. The proposed amendments to Zoning By-law 0225-2007 conform to the policies of the 

Mississauga Official Plan.                       

 

2. The proposed amendments will ensure that permissions for permeable driveways are 

consistently applied to all properties within the Meadowvale Village HCD.  
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3. The proposed amendments will implement permeable paving methods per the direction 

within the Meadowvale Village HCD Plan.  

 

Should the amendments be approved by Council, the implementing zoning by-law will be 

brought forward to Council at a future date. 

 

Attachments 
Appendix 1: Information Report 

Appendix 2: Proposed Zoning By-law Amendments for Permeable Driveways  

Appendix 3: Detailed Planning Analysis  

 

 

 

 

 

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building 

 

Prepared by:  Stephanie Bacani, Development and Design Initiatives Planner 



Subject 
PUBLIC MEETING INFORMATION REPORT (WARD 11) 

Meadowvale Village Heritage Conservation District  

Zoning By-law Amendments to Permit Permeable Driveways 

File: CD.03-MEA W11 

Recommendation 
That the report dated March 5, 2021, from the Commissioner of Planning and Building regarding 

zoning by-law amendments to permit permeable driveways on five properties within the 

Meadowvale Village Heritage Conservation District (HCD) under File CD.03-MEA W11, be 

received for information.  

Background 
The purpose of this report is to present and discuss zoning by-law amendments to allow 

permeable driveways on five properties in the Meadowvale Village HCD. While the Meadowvale 

Village HCD Plan policies allow permeable materials to be used for driveways, zoning by-law 

permissions have not been consistently applied to all properties within the Meadowvale Village 

HCD. 

On August 27, 2019, a request to alter 1060 Old Derry Road was brought forward to the 

Meadowvale Heritage Conservation District Advisory Subcommittee. This property is designated 

under Part V of the Ontario Heritage Act as it forms part of the HCD. The request was to grade 

and pave the rear and side yards of the property to facilitate parking for the approved use of the 

building, being a real estate office with an apartment above. The property owner expressed a 

preference to use crushed gravel, a permeable type of material. While the Meadowvale Village 

HCD Plan permits permeable paving methods for driveways in the entire HCD, a permeable 

driveway is not permitted by the property’s C1-13 (Convenience Commercial – Exception) Zone. 

On September 10, 2019, this same request to alter 1060 Old Derry Road was brought forward 

to the Heritage Advisory Committee and was subsequently approved.     

Date: March 5, 2021 

To: Chair and Members of  Planning and Development 
Committee 

From: Andrew Whittemore, M.U.R.P., Commissioner of 
Planning & Building 

Originator’s file: 
CD.03-MEA W11 

Meeting date: 
March 29, 2021 

Appendix 1
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There have been discussions between city staff, including Heritage Planning, Development and 

Design, Transportation and Works as well as the Credit Valley Conservation (CVC) regarding 

potential zoning by-law amendments to permit permeable driveways within the Meadowvale 

Village HCD. It was subsequently determined that the driveway and permeable parking material 

zone regulations should be consistently applied to five other properties within the Meadowvale 

Village HCD. 

Comments 

MEADOWVALE VILLAGE HERITAGE CONSERVATION DISTRICT PLAN 

The Meadowvale Village HCD boundaries are outlined on Appendix 1 of this report. The 

Meadowvale Village HCD plan was first approved in 1980 and recently updated in 2014. The 

plan supports the use and installation of permeable paving methods including gravel driveways, 

which are common within the village.  

ZONING BY-LAW 0225-2007 

Zoning By-law 0225-2007 currently regulates where permeable driveways and parking areas 

are permitted and the materials that may be used to construct parking areas and driveways. 

Permeable parking areas are permitted in the following zones: 

· OS1 and OS2 (Open Space – Community Park and City Park)

· G1 and G2 (Greenlands – Natural Hazards and Natural Features)

· PB1 and PB2 (Parkway Belt)

Most residential properties in the Meadowvale Village HCD are zoned R1-32 (Detached 

Dwellings – Typical Lot – Exception) and R1-50 (Detached Dwellings – Typical Lot – Exception). 

The properties with these Exception Zones are exempt from the provision that requires specific 

materials to be used for parking areas and driveways. By virtue of this exemption, gravel 

driveways are permitted on these properties.  

ZONING BY-LAW AMENDMENTS  

Staff reviewed the 74 properties within the Meadowvale Village HCD with respect to zoning 

by-law regulations for parking areas and driveway material. Of the 74 properties, 18 properties 

already have permissions to allow permeable driveways and 47 properties are not subject to the 

zoning provision restricting driveway materials. There are 4 properties where the permeable 

driveway permissions are not applicable as only the rear portion of the lots fall within the 

boundaries of the Meadowvale Village HCD. 

Only five properties require zoning by-law amendments to allow permeable driveways by 

removing restrictions on driveway materials as was applied in the R1-32 (Detached Dwellings – 

Typical Lot – Exception) and R1-50 (Detached Dwellings – Typical Lot – Exception) Zone. 

These are:  

4.2
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· 7080 Second Line West – R1-49 (Detached Dwellings – Typical Lots – Exception) Zone

· 985 Old Derry Road – R8-2 (Detached Dwelling – Garage Control Lots Exception) Zone

· 1056 Old Derry Road – C1-13 (Convenience Commercial Exception) Zone

· 1060 Old Derry Road – C1-13 (Convenience Commercial Exception) Zone

· 7005 Old Mill Lane – U (Utility) Zone

The five properties are shown on Appendix 2 to this report. 

LAND USE POLICIES AND REGULATIONS 

The relevant policies of Mississauga Official Plan are consistent with the Provincial Policy 

Statement (PPS), Growth Plan for the Golden Horseshoe (Growth Plan) and Region of Peel 

Official Plan (ROP). The Greenbelt Plan and Parkway Belt Plan policies do not apply. The 

proposed amendments are consistent with the PPS and conform to the Growth Plan and the 

ROP. Appendix 3 contains a detailed analysis of consistency and conformity with Provincial 

regulations. An official plan amendment is not required to implement these changes. 

Financial Impact 
Not applicable.  

Conclusion 
Development and Design staff reviewed all properties within the Meadowvale Village HCD to 

ensure that permissions for permeable driveways are consistently applied to all properties within 

the Meadowvale Village HCD. Zoning by-law amendments are being considered for five 

properties that currently have zoning restrictions on the types of materials that can be used for 

driveways.  

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 amendments to Zoning 

By-law 0225-2007 to allow permeable driveways through a driveway material exemption on five 

properties within the Meadowvale Village HCD.  

Attachments 
Appendix 1:  Zoning Map of Properties within the Meadowvale Village HCD  

Appendix 2:  Location of Properties for Proposed Zoning By-law Amendments 

Appendix 3:  Detailed Information and Preliminary Planning Analysis 

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building 

Prepared by:  Stephanie Bacani, Special Projects Planner  
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4.2 
Appendix 2 

 
File:  CD.03-MEA W11 

 

Proposed Zoning By-law Amendments for Permeable Driveways 
 

 

 

 

 

 

 

Site Location Current Use Ownership  Current MOP 
Designation  

Current Zoning Proposed 
Amendments 

1) 7080 Second Line 
West 

Residential Private 
ownership 

Low Density I R1-49 (Detached 
Dwellings – Typical 
Lots – Exception) 
Zone 

Amend R1-49 Zone 
to add exemption to 
Sentence 3.1.1.7.1. 

2) 985 Old Derry 
Road 

Institutional Private 
ownership 

Low Density I R8-2 (Detached 
Dwelling – Garage 
Control Lots 
Exception) Zone 

Amend R8-2 Zone 
to add exemption to 
Sentence 3.1.1.7.1. 

3) 1056 Old Derry 
Road 

Residential Private 
ownership 

Convenience 
Commercial 

C1-13 (Convenience 
Commercial 
Exception) Zone 

Amend C1-13 Zone 
to add exemption to 
Sentence 3.1.1.7.1. 

4) 1060 Old Derry 
Road  

Residential Private 
ownership 

Convenience 
Commercial 

C1-13 (Convenience 
Commercial 
Exception) Zone 

Amend C1-13 Zone 
to add exemption to 
Sentence 3.1.1.7.1. 

5) 7005 Old Mill Lane  Utility Building Credit Valley 
Conservation 
Authority  

Utility U (Utility) Zone   Rezone U to U-8 
Zone and add 
exemption to 
Sentence 3.1.1.7.1.  
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4.2 

1. Community Comments 
 

Comments from the public were received and were generally 

directed towards confirmation of how proposed amendments 

would impact their properties. Below is a summary and 

response to the specific comments heard. 

 

Comment 

Doesn’t the by-law require permeable driveways in the heritage 

area? 

 

Response 

The Meadowvale Village Heritage Conservation District (HCD) 

Plan and the zoning of most properties in the Meadowvale 

Village Heritage Conservation District permits permeable 

driveways. The subject five properties were not given the same 

zoning permissions.   

 

Comment 

Will this initiative impact 7079 or 7089 Second Line West?  

 

Response 

The proposed zoning amendments will not impact 7079 or 7089 

Second Line West. The zoning on these properties permit 

permeable and non-permeable paved driveway and will not 

change through this zoning amendment.  

 

Comment 

I have an interlocked brick driveway. How will this be impacted 

with the proposed zoning by-law amendment?  

 
 

Response  

The proposed zoning by-law amendment will not impact your 

existing interlock driveway.  

 

2. Provincial Policy Statement, 2020 (PPS) 
and the Growth Plan for the Greater 
Golden Horseshoe (Growth Plan) 2019 
and Amendment No. 1 (2020) 

 

The Provincial Policy Statement (PPS) and the Growth Plan for 

the Greater Golden Horseshoe (Growth Plan) provide policy 

direction on matters of provincial interest related to land use 

planning and development and directs the provincial 

government's plan for growth and development that supports 

economic prosperity, protects the environment and helps 

communities achieve a high quality of life. 

 

Both the PPS and the Growth Plan recognize that the official 

plan is the most important vehicle for implementation of these 

policies as "comprehensive, integrated and long-term planning 

is best achieved through official plans". 

 

Under the Planning Act, all planning decisions must be 

consistent with the PPS and conform to the Growth Plan. 

 

3. Consistency with PPS 
 

Section 4.6 of the PPS states that the Official Plan is the most 

important vehicle for implementation of the Provincial Policy 

Statement.  
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4.2 

Section 16.17 of Mississauga Official Plan (MOP) (Direct 

Growth) has policies that designate Meadowvale Village as a 

Neighbourhood Character Area.   

 

Section 9 of MOP (Build a Desirable Urban Form) has a range 

of policies that encourages infill and redevelopment within 

neighbourhoods to respect the existing and planned character.  

 

The relevant MOP policies in this report are consistent with the 

PPS. 

 

4. Conformity with Growth Plan 
 

Section 5.3.3.11 of MOP states that development in Community 

Nodes will be in a form and density that complements the 

existing character of the historical Nodes or achieves a high 

quality urban environment within more recently developed 

Nodes. 

 

The relevant MOP policies in this report conform with the 

Growth Plan for the Greater Golden Horseshoe.  

 

The policies of the Greenbelt Plan and the Parkway Belt Plan 

are not applicable to these amendments.  

 

5. Region of Peel Official Plan 
 

The subject property is located within the Urban System within 

the Region of Peel. General Objectives in Section 5.3.1 

recognizes the integrity and physical characteristics of existing 

communities in Peel.  

Section 9.1 of MOP (Introduction – Build a Desirable Urban 

Form) states that urban form refers to the physical layout and 

design of the city. It addresses the natural and built 

environments and influences that lead to successful cities. This 

section emphasizes where growth will be directed and other 

areas where limited growth will occur.  

 

The relevant MOP policies in this report are in conformity with 

the Region of Peel Official Plan. 

 

6. Mississauga Official Plan (MOP) 
 

The proposed zoning changes do not require an amendment to 

the Mississauga Official Plan.   

 

The following is an analysis of the key policies and criteria: 

 

Directing Growth 

 

The subject lands are located in the Meadowvale Village 

Neighbourhood Character Area, specifically within the 

Meadowvale Village Heritage Conservation District (HCD). 

Section 5.1.7 of MOP states that Mississauga will protect and 

conserve the character of stable residential neighbourhoods. 

The proposed amendments will ensure that permissions for 

permeable driveways are applied consistently across the HCD, 

as this is a characteristic feature of the HCD.  
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4.2 

Complete Communities  

 

Section 7.4.1.15 of MOP states that Mississauga will regulate 

use and other matters, as appropriate, for heritage preservation 

through zoning by-laws. The Meadowvale Village HCD Plan 

supports the use and installation of permeable paving methods, 

including gravel driveways, which are common within the 

village. The proposed zoning amendments will implement 

policies within the HCD Plan through the zoning by-law.  

 

Build a Desirable Urban Form  

 

The subject lands are located in the Meadowvale Village 

Neighbourhood Character Area, specifically within the 

Meadowvale Village HCD. Section 9.1.3 of MOP states that infill 

and redevelopment within neighbourhoods will respect the 

existing and planned character. Section 9.2.4 of MOP states 

that heritage properties, districts and landscapes create a 

unique sense of place and local identity. The proposed 

amendments respect the existing and planned character of the 

Meadowvale Village HCD and will allow for permeable 

driveways on five properties, which is a characteristic feature of 

the HCD.  

 

Compatibility with the Neighbourhood 

 

Under the Meadowvale Village Urban Design Policies, it states 

that development will comply with and ensure the protection of 

the Village elements as stated in the Heritage Character 

Statement and Heritage Attributes contained in the Heritage 

Conservation District Plan.  

 

For these reasons, the proposed zoning amendments are 

consistent with MOP, the Region of Peel Official Plan, the 

Growth Plan for the Greater Horseshoe and the PPS. 

 

7. Zoning 
 

The proposed zoning by-law amendments can be found in 

Appendix 2 of the recommendation report.  

 

8. Conclusions 
 

In conclusion, City staff have evaluated the proposed 

amendments to permit permeable driveways on five properties 

within the Meadowvale Village Heritage Conservation District 

against the Provincial Policy Statement, the Growth Plan for the 

Greater Golden Horseshoe, Region of Peel Official Plan and 

Mississauga Official Plan.  

 

The proposed amendments to Zoning By-law 0225-2007 

conform with the policies of the Mississauga Official Plan. The 

proposed amendments will ensure that permissions for 

permeable driveways are consistently applied to all properties 

within the Meadowvale Village HCD. The proposed 

amendments will allow permeable materials to be used for 

driveways per the direction within the Meadowvale Village HCD 

Plan and consistent with the existing and planned character of 

the Meadowvale Village HCD. 
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Subject 
RECOMMENDATION REPORT (WARD 1) 

Official Plan Amendment and Rezoning applications to permit a seven storey rental 

apartment building with 151 units 

958-960 East Avenue, southwest corner of Lakeshore Road East and East Avenue 

Owner: Peel Housing Corporation 

File: OZ 20/005 W1 

 

Recommendation 
 

1. That notwithstanding that subsequent to the public meeting, changes to the applications 

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, any further 

notice regarding the proposed amendment is hereby waived.  

 

2. That the applications under File OZ 20/005 W1, Peel Housing Corporation, 958-960 East 

Avenue to amend Mississauga Official Plan to Residential High Density; to change the 

zoning to H-RA2-Exception (Apartments – Exception) to permit a seven storey rental 

apartment building, be approved subject to the conditions referenced in the staff report 

dated June 4, 2021 from the Commissioner of Planning and Building. 

 

3. That the applicant agree to satisfy all the requirements of the City and any other external 

agency concerned with the development. 

 

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. 

                                                       

5. That the "H" holding symbol is to be removed from the H-RA2-Exception (Apartments - 

Exception) zoning applicable to the subject lands, by further amendment upon confirmation 

Date: June 4, 2021 
   
To: Chair and Members of Planning and Development 

Committee  
 
From: Andrew Whittemore, M.U.R.P., Commissioner of 

Planning & Building 

Originator’s file: 
OZ 20/005 W1  
 

Meeting date: 
June 28, 2021 
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Planning and Development Committee 
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Originator’s file: OZ 20/005 W1 

 

from applicable agencies and City Departments that matters as outlined in the report dated 

June 4, 2021, from the Commissioner of Planning and Building have been satisfactorily 

addressed. 

 

6. That notwithstanding subsection 45.1.3 of the Planning Act, subsequent to Council approval 

of the development application, the applicant can apply for a minor variance application, 

provided that the maximum permitted height shall not increase.  

 

Executive Summary 
  The applications are to amend the policies of the official plan, and change the zoning 

by-law to allow a seven storey, 151 unit, apartment building that will be owned and 
operated by Peel Housing Corporation 

 The applicant has made minor revisions to the proposal to address issues raised at the 
Public Meeting and by staff, including an increased building stepback above the fourth 
floor, reconfigured access and loading area, extended pedestrian walkway and updated 
building design (e.g. additional articulation, and façade materials) 

 Staff are satisfied with the changes to the proposal and find it to be acceptable from a 
planning standpoint, and recommend that the applications be approved with an "H" 
holding symbol to address remaining technical issues 

 

Background 
A public meeting was held by the Planning and Development Committee on January 11, 2021, 

at which time an Information Report was received for information. The report can be accessed 

at the following link: 

https://pub-mississauga.escribemeetings.com/FileStream.ashx?DocumentId=8329 

 

Recommendation PDC-0008-2021 was then adopted by Council on January 20, 2021. 

PDC-0008-2021 

 

1. That the report dated December 18, 2020, from the Commissioner of Planning and Building 

regarding the applications by Peel Housing Corporation to permit a seven storey rental 

apartment building containing 151 units, under File OZ 20/005 W1, 958-960 East Avenue, 

be received for information. 

 

2. That five oral submissions be received. 

 

The purpose of this report is to make a recommendation to Planning and Development 

Committee on the application. 
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Comments 
 

REVISED DEVELOPMENT PROPOSAL 

The applicant has made some minor modifications to the proposed development including: 

 

 Increasing the building stepback above the 4th floor from 1.5 m (4.9 ft.) to 3.0 m ( 9.8 ft.) to 

improve the pedestrian condition along Lakeshore Road East 

 Reconfiguring the vehicle access and loading area in order to improve functionality and 

vehicular circulation while reducing the proposed parking by seven spaces 

 Updating the architectural components of the building including additional articulation, 

façade materials, colouring, and fenestration 

 

COMMUNITY ENGAGEMENT 

Notice signs were placed on the subject lands advising of the proposed official plan and zoning 

change. All property owners within 120 m (393 ft.) were notified of the applications on 

June 24, 2020. A community meeting was held by Ward 1 Councillor Dasko on December 2, 

2020. Approximately 50 people attended the meeting and 45 written submissions and emails 

were received. Supporting studies were posted on the City's website at 

http://www.mississauga.ca/portal/residents/development-applications. 

 

The public meeting was held on January 11, 2021. Five members of the public made 

deputations regarding the applications. A second community meeting was held by Ward 1 

Councillor Dasko on June 3, 2021. Responses to the issues raised at the public meeting and 

from correspondence received can be found in Appendix 2.  

 

PLANNING ANALYSIS SUMMARY 

The Planning Act allows any property owner within the Province of Ontario the ability to make a 

development application to their respective municipality in order to accommodate a particular 

development proposal on their site. Upon the submission of mandated technical information, the 

municipality is obligated under the Planning Act to process and consider the application within 

the rules set out in the Act. 

 

The Province identifies through its Provincial Policy Statement matters that are of provincial 

interest, which require the development of efficient land use patterns and sustainability in urban 

areas that already exist. The Province has also set out the Growth Plan for the Greater Golden 

Horseshoe, which is designed to promote economic growth, increase housing supply and build 

communities that are affordable and safe, among other items. The Growth Plan requires 

municipalities to manage growth within already existing built up areas to take advantage of 

existing services to achieve this mandate. In order to meet required housing supply projections, 

the Planning Act instructs municipalities to make planning decisions that are consistent with the 

Provincial Policy Statement and the Growth Plan. 
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A detailed Planning Analysis is found in Appendix 2. The applications are consistent with the 

Provincial Policy Statement and conform to the Growth Plan for the Greater Golden Horseshoe, 

the Region of Peel Official Plan and Mississauga Official Plan. An official plan amendment is 

required to change the designation from Mixed Use and Residential Low Density II to 

Residential High Density. A zoning by-law amendment is also required to change the zoning 

for the site from RM8-14 (Back to Back and/or Stacked Townhouses – Exception) and R3-75 

(Detached Dwellings – Exception) to RA2-Exception (Apartments – Exception). The zoning 

requires an "H" Holding Symbol that can be removed once a number of issues associated with 

technical plans, studies, reports and agreements have been resolved.  

 

The proposed official plan amendment and rezoning applications to permit a seven storey 

apartment building have been found acceptable. The applicant has addressed the criteria for 

site specific applications as set out in MOP. Although the applicant is increasing the height and 

number of units, staff can support the official plan amendment and rezoning for the following 

reasons: 

 

 The proposed development is consistent with the direction in Mississauga Official Plan and 

the Lakeview Local Area Plan which allows for sensitive intensification and directs higher 

density uses along corridors (i.e. Lakeshore Road East) where residents can access 

existing and planned transit; 

 

 The proposed seven storey height limit is reasonable given permitted heights in the vicinity. 

A stepback above the fourth storey helps deemphasize height and contributes to the 

pedestrian scale.  The proposed building does not create an overwhelming street presence 

and is not considered a "tall building" given the width of Lakeshore Road East (building 

Aerial image of subject property and applicant’s rendering of proposal 
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height represents just over half of the right-of-way width whereas to be considered as "tall", 

the building must be equivalent to or exceed the full right-of-way width);  

 

 The built form is compatible with surrounding land uses as there are no unacceptable 

adverse impacts (the proposed building is more than 60 m (197 ft.) from the closest adjacent 

detached home); 

 

 The proposed development will increase the variety of available housing in the 

neighbourhood, providing 151 new rental housing units that will range in size from one-

bedroom to three-bedroom units and cater to a range of income levels. 

 

Strategic Plan 
The applications are consistent with the Connect pillar of the Strategic Plan by contributing a 

choice of housing type to residents that supports the principle of building complete communities 

to accommodate growth. 

 

Financial Impact 
All fees paid by developers are strictly governed by legislation, regulation and City by-laws. 

Fees are required to be paid prior to application approval, except where otherwise may be 

prescribed. These include those due to the City of Mississauga as well as any other external 

agency.  

 

Conclusion 
In summary, the proposed development is compatible with the surrounding land uses and is 

located on a corridor where intensification and higher density uses are to be directed.  The 

housing policies of Mississauga Official Plan are supported by the proposal as it contributes to 

an increase in the supply of low and moderate income rental housing. The proposed official plan 

amendment and rezoning applications are acceptable from a planning standpoint and should be 

approved. 

 

Should the applications be approved by Council, the implementing official plan amendment and 

zoning by-law will be brought forward to Council. 
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Attachments 
Appendix 1: Information Report 

Appendix 2: Detailed Planning Analysis 

 

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building 

Prepared by:  Paul Stewart, Development Planner 
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Subject 
PUBLIC MEETING INFORMATION REPORT (WARD 1) 

Official Plan Amendment and Rezoning applications to permit a seven storey rental 

apartment building with 151 units  

958-960 East Avenue, southwest corner of Lakeshore Road East and East Avenue  

Owner: Peel Housing Corporation 

File: OZ 20/005 W1 

Recommendation 
That the report dated December 18, 2020, from the Commissioner of Planning and Building 

regarding the applications by Peel Housing Corporation to permit a seven storey rental 

apartment building containing 151 units, under File OZ 20/005 W1, 958-960 East Avenue, be 

received for information.  

Background 
The applications have been deemed complete and circulated for technical comments. The 

purpose of this report is to provide preliminary information on the applications and to seek 

comments from the community. The report consists of two parts, a high level overview of the 

applications and a detailed information and preliminary planning analysis (Appendix 1). 

PROPOSAL 

The official plan amendment and rezoning applications are required to permit a seven storey 

rental apartment building containing 151 units. The applicant is proposing to amend the official 

plan designation from Mixed Use and Residential Low Density II to Residential High 

Density. The zoning by-law will also need to be amended from RM8-14 (Back to Back and/or 

Stacked Townhouses- Exception) and R3-75 (Detached Dwellings – Exception) to RA2-

Exception (Apartments –Exception) to implement this development proposal.  

Date: December 18, 2020 

To: Chair and Members of  Planning and Development 
Committee 

From: Andrew Whittemore, M.U.R.P., Commissioner of 
Planning & Building 

Originator’s file: 
OZ 20/005 W1 

Meeting date: 
January 11, 2021 

Appendix 1
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During the ongoing review of these applications, staff may recommend different land use 

designations and zoning categories to implement the proposal. 

Comments 
The property is located at the southwest corner of East Avenue and Lakeshore Road East 

within the Lakeshore Corridor area of the Lakeview Neighbourhood Character Area. The site is 

currently occupied by two vacant residential rental buildings that are two storeys in height and 

contain 30 units. 

Aerial image of 958 – 960 East Avenue  Applicant’s rendering of the proposed apartment 

  building elevation fronting Lakeshore Road East 

LAND USE POLICIES AND REGULATIONS 

The Planning Act allows any person within the Province of Ontario to submit development 

applications to the local municipality to build or change the use of any property. Upon submitting 

all required technical information, the municipality is obligated under the Planning Act to process 

and consider these applications within the rules set out in the Act.  

The Provincial Policy Statement (PPS) establishes the overall policy directions on matters of 

provincial interest related to land use planning and development within Ontario. It sets out 

province-wide direction on matters related to the efficient use and management of land and 

infrastructure; the provision of housing; the protection of the environment, resources and water; 

and, economic development.   

The Growth Plan for the Greater Golden Horseshoe (Growth Plan) builds upon the policy 

framework established by the PPS and provides more specific land use planning policies which 

support the achievement of complete communities, a thriving economy, a clean and healthy 

environment and social equity. The Growth Plan establishes minimum intensification targets and 

requires municipalities to direct growth to existing built-up areas and strategic growth areas to 

make efficient use of land, infrastructure and transit.  
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The Planning Act requires that municipalities’ decisions regarding planning matters be 

consistent with the PPS and conform with the applicable provincial plans and the Region of Peel 

Official Plan (ROP). Mississauga Official Plan is generally consistent with the PPS and 

conforms with the Growth Plan, the Greenbelt Plan, the Parkway Belt West Plan and the ROP.  

Conformity of this proposal with the policies of Mississauga Official Plan is under review. 

Additional information and details are found in Appendix 1, Section 5. 

AGENCY AND CITY DEPARTMENT COMMENTS 

Agency and department comments are summarized in Appendix 1, Section 8. 

Financial Impact 
All fees paid by developers are strictly governed by legislation, regulation and City by-laws. 

Fees are required to be paid prior to application approval, except where otherwise may be 

prescribed. These include those due to the City of Mississauga as well as any other external 

agency.  

Conclusion 
Most agency and City department comments have been received. The Planning and Building 

Department will make a recommendation on this project after the public meeting has been held 

and the issues have been resolved. The matters to be addressed include: provision of additional 

technical information, use of an “H” holding provision in the proposed zoning by-law and 

ensuring the proposal is compatible with the character of the area, and respects the policies and 

principles of Mississauga Official Plan.  

Attachments 
Appendix 1: Detailed Information and Preliminary Planning Analysis 

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building 

Prepared by:   Paul Stewart, Development Planner 
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fr

o
n

t,
 

s
id

e
 a

n
d
 r

e
a

r 
y
a

rd
s
; 
i.
 t

h
e

 o
ri
e
n

ta
tio

n
 o

f 
b

u
ild

in
g

s,
 s

tr
u

c
tu

re
s
 a

n
d

 la
n

d
s
c
a
p

e
s
 o

n
 a

 p
ro

p
e

rt
y
; 
j.
 

vi
e

w
s
, 

s
u

n
lig

h
t 
a

n
d

 w
in

d
 c

o
n
d

iti
o

n
s
; 

k.
 t

h
e
 l
o
c
a

l 
v
e

rn
a

cu
la

r 
a
n

d
 a

rc
h

ite
c
tu

ra
l c

h
a

ra
c
te

r 
a
s
 

re
p

re
se

n
te

d
 b

y 
th

e
 r

h
yt

h
m

, 
te

xt
u

re
s
 a

n
d

 b
u

ild
in

g
 m

a
te

ri
a

ls
; 

l. 
p

ri
va

c
y 

a
n

d
 o

ve
rl

o
o

k
; 
a

n
d

 m
. 

th
e

 
fu

n
c
tio

n
 a

n
d

 u
se

 o
f 
b

u
ild

in
g

s
, 
s
tr

u
ct

u
re

s
 a

n
d

 la
n

d
s
c
a
p

e
s
 

S
it
e

 d
e
s
ig

n
s 

a
n

d
 b

u
ild

in
g

s 
w

ill
 c

re
a

te
 a

 s
e

n
s
e

 o
f 

e
n
c
lo

s
u

re
 a

lo
n

g
 t

h
e

 s
tr

e
e

t 
e

d
g
e

 w
it
h

 h
e

ig
h
ts

 
a

p
p

ro
p

ri
a

te
 t

o
 t
h

e
 s

u
rr

o
u

n
d
in

g
 c

o
n

te
xt

. 

D
e
ve

lo
p

m
e

n
ts

 w
ill

 p
ro

vi
d
e

 a
 t
ra

n
s
iti

o
n
 i
n

 b
u

ild
in

g
 h

e
ig

h
t 

a
n
d

 f
o

rm
 b

e
tw

e
e

n
 I

n
te

n
si

fic
a

tio
n

 A
re

a
s
 

a
n

d
 a

d
ja

c
e

n
t 
N

e
ig

h
b

o
u
rh

o
o
d

s
 w

it
h

 l
o

w
e

r 
d

e
n

s
ity

 a
n

d
 h

e
ig

h
ts

. 

D
e
ve

lo
p

m
e

n
t 
p

ro
p

o
s
a
ls

 w
ill

 d
e
m

o
n
s
tr

a
te

 c
o
m

p
a

ti
b
ili

ty
 a

n
d

 in
te

g
ra

tio
n

 w
it
h

 s
u

rr
o

u
n

d
in

g
 la

n
d
 u

s
e
s
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G
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n
e
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In
te

n
t 

a
n

d
 t

h
e

 p
u
b

lic
 r

e
a

lm
 b

y 
e

n
s
u

ri
n

g
 t

h
a
t 

a
d
e

q
u

a
te

 p
ri
va

c
y,

 s
u

n
lig

h
t 

a
n
d

 s
k
y 

vi
e

w
s
 a

re
 m

a
in

ta
in

e
d

 a
n

d
 

th
a

t 
m

ic
ro

cl
im

a
tic

 c
o

n
d
it
io

n
s
 a

re
 m

iti
g

a
te

d
. 

N
e
w

 r
e

s
id

e
n

tia
l 
d

e
ve

lo
p

m
e
n

t 
a

b
u

tt
in

g
 m

a
jo

r 
ro

a
d

s
 s

h
o
u

ld
 b

e
 d

e
s
ig

n
e

d
 w

it
h

 a
 b

u
ilt

 f
o

rm
 t
h
a

t 
m

it
ig

a
te

s
 t

ra
ff

ic
 n

o
is

e
 a

n
d

 e
n
su

re
s
 t
h

e
 a

tt
ra

c
ti
ve

n
e
s
s 

o
f 

th
e

 t
h

o
ro

u
g
h

fa
re

. 
 

N
o
is

e
 w

ill
 b

e
 m

it
ig

a
te

d
 t

h
ro

u
g
h
 a

p
p

ro
p

ri
a

te
 b

u
ilt

 f
o

rm
 a

n
d
 s

ite
 d

e
si

g
n

. 
M

it
ig

a
ti
o

n
 t

e
c
h

n
iq

u
e
s
 s

u
ch

 
a

s
 f

e
n

ci
n

g
 a

n
d

 b
e

rm
s
 w

ill
 b

e
 d

is
co

u
ra

g
e

d
. 

D
e
ve

lo
p

m
e

n
ts

 w
ill

 b
e

 s
ite

d
 a

n
d

 m
a
s
se

d
 t

o
 c

o
n

tr
ib

u
te

 t
o

 a
 s

a
fe

 a
n

d
 c

o
m

fo
rt

a
b

le
 e

n
vi

ro
n

m
e
n

t 
fo

r 
p

e
d

e
s
tr

ia
n

s
 b

y:
 a

. 
p

ro
vi

d
in

g
 w

a
lk

w
a

ys
 t

h
a

t 
a

re
 c

o
n
n

e
c
te

d
 t
o

 t
h

e
 p

u
b

lic
 s

id
e

w
a

lk
, 

a
re

 w
e

ll 
lit

, 
a

tt
ra

ct
iv

e
 a

n
d

 s
a

fe
; 
b

. 
fr

o
n

tin
g

 w
a

lk
w

a
ys

 a
n

d
 s

id
e

w
a

lk
s
 w

it
h

 d
o

o
rs

 a
n

d
 w

in
d

o
w

s
 a

n
d

 h
a

vi
n
g

 v
is

ib
le

 
a

c
ti
ve

 u
s
e
s
 in

s
id

e
; 
c
. 

a
vo

id
in

g
 b

la
n
k
 w

a
lls

 f
a

ci
n

g
 p

e
d

e
s
tr

ia
n

 a
re

a
s
; 
a

n
d

 d
. 

p
ro

vi
d

in
g

 o
p
p

o
rt

u
n

it
ie

s
 

fo
r 

w
e

a
th

e
r 

p
ro

te
ct

io
n

, 
in

c
lu

d
in

g
 a

w
n

in
g

s
 a

n
d

 t
re

e
s
. 

 

W
h
e
re

 d
ir

e
c
t 

ve
h

ic
u
la

r 
a
c
ce

ss
 t

o
 d

e
ve

lo
p

m
e

n
t 
is

 n
o

t 
p
e

rm
it
te

d
 f

ro
m

 m
a
jo

r 
ro

a
d
s
, 

b
u
ild

in
g
s
 s

h
o

u
ld

 
b

e
 d

e
s
ig

n
e

d
 w

it
h

 f
ro

n
t 
d

o
o

rs
 o

f 
in

d
iv

id
u

a
l 
u

n
it
s
 o

ri
e
n

te
d
 t

o
w

a
rd

s
 t

h
e

 m
a

jo
r 

ro
a

d
 w

it
h

 v
e

h
ic

u
la

r 
a

c
ce

ss
 p

ro
vi

d
e

d
 f

ro
m

 a
 s

id
e

 s
tr

e
e

t,
 s

e
rv

ic
e
 r

o
a
d

 o
r 

re
a

r 
la

n
e
w

a
ys

. 
 

D
e
v e

lo
p

m
e

n
t 
p

ro
p

o
n

e
n

ts
 m

a
y 

b
e

 r
e

q
u

ir
e
d

 t
o

 u
p

g
ra

d
e

 t
h

e
 p

u
b

lic
 b

o
u
le

va
rd

 a
n

d
 c

o
n
tr

ib
u

te
 t
o

 t
h

e
 

q
u

a
lit

y 
a

n
d

 c
h

a
ra

c
te

r 
o

f 
s
tr

e
e

ts
 a

n
d

 o
p
e

n
 s

p
a
c
e

s
 b

y 
p

ro
vi

d
in

g
: 

a
. 
s
tr

e
e
t 

tr
e
e

s
 a

n
d

 la
n

d
s
ca

p
in

g
, 

a
n

d
 r

e
lo

ca
tin

g
 u

til
iti

e
s
, 

if 
re

q
u

ir
e

d
; 

b
. 
lig

h
tin

g
; 
c
. 

w
e

a
th

e
r 

p
ro

te
c
tio

n
 e

le
m

e
n

ts
; 

d
. 

sc
re

e
n

in
g

 o
f 

p
a

rk
in

g
 a

re
a
s
; 

e
. 
b

ic
yc

le
 p

a
rk

in
g

; 
f.

 p
u

b
lic

 a
rt

; 
a

n
d

 g
. 

st
re

e
t 
fu

rn
it
u

re
. 

S
it
e

 d
e

ve
lo

p
m

e
n

t 
w

ill
 b

e
 r

e
q

u
ir
e

d
 t

o
: 
a

. 
in

co
rp

o
ra

te
 s

to
rm

w
a

te
r 

b
e
s
t 

m
a

n
a
g

e
m

e
n

t 
p

ra
c
tic

e
s;

 b
. 

p
ro

vi
d

e
 e

n
h

a
n

c
e
d

 s
tr

e
e

ts
ca

p
e
; 

c
. 

p
ro

vi
d

e
 la

n
d
s
ca

p
in

g
 t
h

a
t 
co

m
p

le
m

e
n

ts
 t

h
e
 p

u
b
lic

 r
e

a
lm

; 
d

. 
in

c
lu

d
e

 t
h

e
 u

s
e
 o

f 
n
a

ti
ve

 n
o

n
-i
n

va
s
iv

e
 p

la
n

t 
m

a
te

ri
a
l;
 e

. 
p

ro
te

c
t 

a
n
d

 e
n
h

a
n
c
e

 h
a

b
ita

t;
 f
. 

p
re

se
rv

e
 

s
ig

n
if
ic

a
n

t 
tr

e
e
s
 o

n
 p

u
b

lic
 a

n
d

 p
ri

va
te

 la
n

d
s
; 

g
. 
in

c
o

rp
o

ra
te

 t
e
c
h

n
iq

u
e
s
 t

o
 m

in
im

iz
e

 u
rb

a
n

 h
e
a

t 
is

la
n

d
 e

ff
e
c
ts

 s
u
c
h

 a
s
 p

ro
vi

d
in

g
 p

la
n

ti
n
g

 a
n
d

 a
p

p
ro

p
ri
a

te
 s

u
rf

a
c
e

 t
re

a
tm

e
n

t;
 a

n
d

 h
. 
p

ro
vi

d
e

 
la

n
d
s
c
a
p

in
g

 t
h
a

t 
b

e
a

u
tif

ie
s
 t

h
e
 s

it
e
 a

n
d
 c

o
m

p
le

m
e

n
ts

 t
h

e
 b

u
ild

in
g

 f
o

rm
. 

 

H
e
a

ti
n

g
, 

ve
n

tin
g

 a
n

d
 a

ir
 c

o
n

d
iti

o
n

in
g

 e
q

u
ip

m
e
n

t 
a

n
d

 m
e

c
h
a

n
ic

a
l/u

ti
lit

y 
fu

n
c
tio

n
s 

w
ill

 b
e

 lo
ca

te
d

 
a

w
a

y 
fr

o
m

 t
h

e
 p

u
b

lic
 r

e
a

lm
 a

n
d

 n
o

t 
b

e
 v

is
ib

le
 f

ro
m

 p
u

b
lic

 v
ie

w
. 

B
u

i ld
in

g
s
 m

u
s
t 
c
le

a
rl

y 
a

d
d

re
ss

 t
h

e
 s

tr
e

e
t 
w

it
h

 p
ri

n
c
ip

a
l 
d

o
o

rs
 a

n
d

 f
e
n

e
s
tr

a
tio

n
s
 f

a
c
in

g
 t

h
e
 s

tr
e

e
t 

in
 

o
rd

e
r 

to
: 

a
. 
e

n
s
u

re
 m

a
in

 b
u
ild

in
g

 e
n

tr
a

n
c
e

s
 a

n
d
 a

t 
g

ra
d

e
 u

se
s
 a

re
 lo

c
a

te
d

 a
n
d

 d
e
s
ig

n
e

d
 t
o

 b
e

 
p

ro
m

in
e

n
t,
 f

a
c
e

 t
h

e
 p

u
b

lic
 r

e
a

lm
 a

n
d

 b
e

 c
le

a
rl

y 
vi

si
b

le
 a

n
d
 d

ir
e

c
tl
y 

a
c
ce

ss
ib

le
 f

ro
m

 t
h

e
 p

u
b

lic
 

s
id

e
w

a
lk

; 
b

. 
p

ro
vi

d
e

 s
tr

o
n

g
 p

e
d

e
s
tr

ia
n

 c
o

n
n

e
ct

io
n

s
 a

n
d

 la
n

d
s
c
a
p

e
 t

re
a

tm
e

n
ts

 t
h
a

t 
lin

k 
th

e
 

b
u

ild
in

g
s
 t
o

 t
h

e
 s

tr
e

e
t;

 a
n

d
 c

. 
e
n

s
u

re
 p

u
b
lic

 s
a

fe
ty

. 
 

B
u

ild
in

g
 f
a

ça
d

e
s
 s

h
o

u
ld

 b
e
 a

rt
ic

u
la

te
d

 t
o

 in
c
lu

d
e

 c
h

a
n

g
e
s
 in

 m
a

te
ri
a

ls
, 

o
r 

m
a

te
ri

a
l 
tr

e
a

tm
e

n
ts

, 
a
s
 

w
e

ll 
a

s
 t

h
e

 i
n
d

ic
a

tio
n

 o
f 
tr

a
n
s
iti

o
n

 b
e

tw
e

e
n

 f
lo

o
rs

 a
n

d
 in

te
ri
o

r 
s
p

a
c
e

s 
to

 p
ro

vi
d

e
 v

is
u

a
l 
in

te
re

s
t 

a
n
d

 
re

lie
f.
 P

ri
n
c
ip

a
l b

u
ild

in
g

 e
n
tr

a
n
c
e

s
 s

h
o

u
ld

 b
e

 c
o

ve
re

d
 w

it
h

 a
 c

a
n

o
p

y,
 a

w
n

in
g

, 
re

c
e
s
s
 o

r 
s
im

ila
r 

4.3



A
p

p
e

n
d

ix
 1

, 
P

a
g

e
 2

8
 

F
ile

: 
 O

Z
 2

0
/0

0
5
 W

1
 

S
p

e
c

if
ic

 P
o

li
c

ie
s
 

G
e

n
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l 

In
te

n
t 

d
e

vi
c
e

 t
o

 p
ro

vi
d

e
 v

is
u

a
l p

ro
m

in
e

n
ce

 a
n
d

 p
e
d

e
st

ri
a
n

 w
e

a
th

e
r 

p
ro

te
c
ti
o
n

. 

S
tr

e
e

t 
fa

c
in

g
 f
a

ç
a
d

e
s 

s
h
o

u
ld

 h
a

ve
 t

h
e

 h
ig

h
e

s
t 
d

e
si

g
n
 q

u
a
lit

y.
 M

a
te

ri
a

ls
 u

s
e

d
 f

o
r 

th
e

 f
ro

n
t 

fa
ç
a

d
e
 

s
h

o
u
ld

 b
e

 c
a

rr
ie

d
 a

ro
u

n
d

 t
h

e
 b

u
ild

in
g

 w
h

e
re

 a
n

y 
fa

ça
d

e
s
 a

re
 e

xp
o

s
e

d
 t

o
 t
h

e
 p

u
b

lic
 v

ie
w

 a
t 

th
e

 
s
id

e
 o

r 
re

a
r.

 B
u
ild

in
g
s
 w

ill
 b

e
 p

e
d

e
st

ri
a

n
 o

ri
e

n
te

d
 t

h
ro

u
g

h
 t
h

e
 d

e
s
ig

n
 a

n
d

 c
o

m
p

o
s
it
io

n
 o

f 
th

e
ir
 

fa
ç
a
d

e
s
, 
in

c
lu

d
in

g
 t

h
e
ir

 s
c
a
le

, 
p

ro
p

o
rt

io
n

, 
c
o
n

ti
n
u

it
y
, 

rh
yt

h
m

s,
 t

e
xt

u
re

, 
d

e
ta

ili
n

g
 a

n
d

 m
a

te
ri
a
ls

. 
 

B
u

i ld
in

g
s
 s

h
o

u
ld

 a
vo

id
 b

la
n

k 
st

re
e

t 
w

a
ll 

c
o

n
d
it
io

n
s
. 
B

la
n
k
 w

a
lls

 r
e
s
u

lti
n

g
 f

ro
m

 p
h
a

s
e
d

 
d

e
ve

lo
p
m

e
n
t,

 w
ill

 r
e

q
u

ir
e
 u

p
g

ra
d

e
d

 a
rc

h
it
e
c
tu

ra
l 
tr

e
a

tm
e

n
t.

  
M

e
c
h

a
n

ic
a
l 
e

q
u

ip
m

e
n
t 

ve
n

ts
 a

n
d

 
m

e
te

ri
n

g
 d

e
vi

ce
s
 w

ill
 b

e
 in

te
g

ra
te

d
 in

to
 t
h

e
 b

u
ild

in
g

 d
e
s
ig

n
. 

A
lo

n
g

 C
o

rr
id

o
rs

 w
h

e
re

 a
n

 u
rb

a
n

 c
h
a

ra
c
te

r 
is

 a
p

p
ro

p
ri
a

te
, 

b
u
ild

in
g
s
 s

h
o

u
ld

 b
e

 l
o
c
a

te
d

 c
lo

s
e

 t
o

 a
n

d
 

a
lig

n
e

d
 w

it
h

 t
h
e

 s
tr

e
e

t 
to

 e
n

cl
o
s
e

 t
h
e

 s
tr

e
e

t.
 B

u
ilt

 f
o

rm
 w

ill
 r

e
la

te
 t

o
 t
h

e
 w

id
th

 o
f 

th
e

 s
tr

e
e

t 
ri
g

h
t-

o
f-

w
a

y.
  

P
a

rk
in

g
 s

h
o

u
ld

 b
e

 l
o
c
a

te
d

 u
n

d
e

rg
ro

u
n

d
, 
in

te
rn

a
l t

o
 t
h

e
 b

u
ild

in
g
 o

r 
to

 t
h

e
 r

e
a

r 
o

f 
b
u

ild
in

g
s
. 

S
it
e

 la
yo

u
t,

 b
u

ild
in

g
s
 a

n
d

 la
n

d
s
c
a
p

in
g
 w

ill
 b

e
 d

e
si

g
n
e

d
 t
o

 p
ro

m
o

te
 n

a
tu

ra
l s

u
rv

e
ill

a
n

c
e
 a

n
d
 

p
e

rs
o
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p
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c
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h
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d
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 p
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c
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c
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b
lis

h
m

e
n
t;

 d
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b
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c
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 c

o
n
ju

n
c
tio

n
 w

it
h

 o
th

e
r 

p
e

rm
it
te

d
 u

s
e
s
; 
k.

 
re

s
ta

u
ra

n
t;
 l
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re
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w
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 d
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b
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 d
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 l
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b
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 c
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n
d
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 c
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 m
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 p
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 p
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c
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 p
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 p
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 m
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 p
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n
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 l
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 p
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l d
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 c
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c
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 t
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p
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 d
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1. Community Comments 
 

Comments from the public were received through community 

and public meetings as well as written submissions. Public 

comments were generally directed towards the built form of the 

development, how to animate the ground floor of the building 

and the potential extension of Byngmount Avenue. 

 

Staff have taken into consideration the concerns raised by the 

public. The following represents an overview of the issues 

identified by the community summarized along key themes.  A 

general response has been provided for each issue, with 

subsequent sections of this report addressing issues in more 

detail where appropriate. 

 

Comment 

Rental housing, particularly one that accommodates a variety of 

income levels, should be supported in the City. 

 

Response 

Mississauga Official Plan (MOP) identifies the provision of 

additional affordable and rental housing as important objectives 

for the City. This proposal will add 151 new units, thereby 

increasing the affordable rental housing stock. Additional 

information on the mix and targeted tenant population can be 

found in the Affordable Housing Section of Appendix 1. 

 

Most residents supported additional rental housing; however, 

there were concerns regarding the proposed built form. As 

outlined in this report, the proposed built form is considered 

appropriate for this specific site. 

Comment 

Peel Housing should abide by the height limits for the Lakeview 

Local Area Plan as well as the design charrette from 2014. 

 

Response 

When the Lakeview Local Area Plan was prepared and a height 

limit of four storeys for the site was identified, the City did not 

assess in detail each individual property to determine the 

maximum appropriate height limits.  

 

A design charrette was undertaken in 2014 by the Region of 

Peel as part of a planning study to redevelop the subject 

property which recommended a four storey building and a six 

storey building. An additional study was undertaken in 2017 

which recommended a five to seven storey building with 156 

apartment units. Additional information on the charrette is 

available in Appendix 1.  

 

As outlined in subsequent sections of this report, the proposed 

three storey increase in permitted height (from four storeys to 

seven storeys) has been found to be appropriate for the subject 

property. 

 

Comment 

Concern was raised that the proposed seven storey building is 

too high.  The building should be kept low and terraced at the 

back in order to not cut off natural light. All buildings along 

Lakeshore Road East should have a significant stepback so as 

to protect skyviews and create a pedestrian supportive 

environment. 
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Response 

The proposed seven storey height limit is considered 

acceptable for reasons discussed in subsequent sections of this 

report, including: 

 

 Site attributes: there is greater than 60 m (197 ft.) between 
the proposed building and the nearest detached dwelling; 
 

 Existing and planned context: the existing Peel Paramedic 
Station reduces concerns with overlook to the south.  On the 
other side of East Avenue, building heights of eight storeys 
are permitted; 

 

 Right-of-way (ROW) width: The subject property is located 
along one of the widest portions of Lakeshore Road East 
which helps reduce the perception of building height; and 

 

 Lakeshore Road East Stepback: A 3.0 m (9.8 ft.) stepback 
above the fourth storey contributes to the pedestrian scale 
of the building. 

 
Comment 

A recommendation on the proposed development should wait 

until the Lakeshore Road East Corridor Study is completed, 

which is reviewing built form, height and density, in the area.  

 

Response 

The City is bound by a legal principle, well established in case 

law, that development applications must be considered in light 

of the policy context existing at the time of the application, and 

not emerging policy. The attributes of the site that support seven 

storeys are not necessarily found at other sites (e.g. depth of 

property, distance between the building and detached homes, 

and the width of Lakeshore Road East).   

 

The Lakeshore Road East Corridor Study that is currently being 

undertaken by the City is anticipated to confirm the appropriate 

built form for other parcels of land along Lakeshore Road East 

within the Lakeview Neighbourhood.  

 

Given the unique attributes of the subject site (e.g. size, 

distance from detached dwellings, proposal is not a "tall 

building" given width of Lakeshore ROW, adjacency to Major 

Node), approval of the Peel Housing Corporation proposal 

should not compromise the findings of this study. 

 

 

As a result of a water infrastructure easement, the building is more than 

60 m (197 ft.) away from adjacent detached homes which reduces any 

impact from a seven story building 



Appendix 2, Page 4 
File:  OZ 20/005 W1 

 

4.3 

Comment 

Ground floor commercial or community uses should be included 

in the building and improvements between the street and 

building are required. 

 

Response 

The site is not an optimal location for commercial uses given 

constrained visibility (e.g. the proposed bus rapid transit lanes, 

sidewalk and bike lanes are not planned to run parallel to the 

building and there will likely be considerable landscaping in the 

boulevard).  

That being the case, the proposed ground floor amenity and 

community space will help animate the area. A proposed party 

room and a multi-use room on the ground floor totalling 231 m2 

(2,488 ft2) of space will be open to the community for use by 

booking the space through the property management office. 

Outdoor features will contribute to an attractive public realm with 

outdoor seating, plantings and garden beds, visitor bike parking, 

and potential public art.  The combination of proposed indoor 

and outdoor uses will help create an appropriate and desirable 

streetscape. 

Comment 

The building should include balconies for residents. 

 

Response 

Peel Housing has advised that they considered balconies but 

determined that they were not be desirable given energy 

efficiency standards and maintenance costs. In accordance with 

CMHC funding, the proposed building will be designed to 

achieve a 41 percent reduction in energy consumption and 

greenhouse gas emissions as per the National Energy Code of 

Canada for Buildings. 

 

Comment 

Concern was raised that surface parking should be reduced 

given proximity to public transit. 

 

Response 

The proposed apartment building will have a reduced residential 

parking rate of 0.75 spaces per unit, whereas the zoning by-law 

requires between 1 and 1.5 spaces (depending on number of 

bedrooms). The proposed standards have been reviewed by 

Future conditions, such as a double row of trees, do not support 

an ideal level of visibility for commercial uses but will help create 

an attractive pedestrian realm and streetscape 
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staff and considered appropriate given proximity to transit and 

parking demand at similar apartment buildings. 

 

The proposed development also incorporates one level of 

underground parking which reduces the number of proposed 

surface parking spaces. 

 

Comment 

The appearance of the building is unattractive. 

 

Response 

The applicant has identified the following building design 

elements that will contribute to the visual appeal of the building, 

including:  

 

 A 3.0 m (9.8 ft.) stepback above the fourth storey along 

Lakeshore Road East to improve the pedestrian scale of the 

building; 

 

 A mix of façade materials and colours and enhanced 

articulation have been provided to break up the massing and 

provide visual interest; 

 

 The ground floor is designed to have tall 3.9 m (12.8 ft.) 

ceilings that are similar to non-residential uses, with large 

windows and a prominent recessed building entrance with 

canopy at the corner to create visual interest. A greater 

variety of windows and differing façade materials and 

colours have be provided to break up the massing of the 

building and improve  visual appeal; and 

 

 

 Warmer materials were chosen for the podium to add a layer 

of texture and human scale to the public realm. 

. 

 

Comment 

Concern was raised that Byngmount Avenue could be extended 

to East Avenue. 

 

Response 

An extension of Byngmount Avenue is not part of the 

development application.  Access to the site is provided from 

The applicant has proposed a number of design elements to 

improve pedestrian scale (stepback above the fourth storey), 

break up the massing (differing façade materials) and create 

visual interest (use of colour). 
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East Avenue through an easement on land owned by the 

Region of Peel.   

 

A small triangle portion of land at the southwest corner of the 

property, totaling 324 m2 (3,488 ft2) will be transferred to the City 

to help accommodate a future potential multi-modal connection 

as identified in the Lakeview Local Area Plan (LAP).  There are 

no plans to construct an extension of Byngmount Avenue at this 

time or in the foreseeable future. Should the City wish to 

construct a vehicular roadway it would require Council approval 

and a public process.   

 

In addition, the opportunity also exists to create a pedestrian 

and cycling trail between East Avenue and Byngmount Avenue. 

 

2. Updated Agency and City Department 
Comments 

 

The applications were circulated to all City departments and 

commenting agencies on May 22, 2020. A summary of the 

comments are contained in the Information Report attached as 

Appendix 1. Below are updated comments. 

 

City Community Services Department – Fire and 

Emergency Services Division 

Comments updated April 28, 2021, state that Emergency 

response time to the site is acceptable.  Compliance with the 

Fire By-law will be assessed through the site plan approval 

process including appropriate fire hydrant coverage (i.e. 

currently it appears portions of the building perimeter are not 

within the required 90 m (295 ft.) travel distance of a hydrant).  

City Community Services Department – Arborist 

Streetscape 

Comments updated April 30, 2021 state that there should be no 

street tree plantings along the East Avenue frontage as there 

are existing overhead Hydro wires. 

 

Transportation and Works Department 

Technical reports and drawings have been submitted and have 

been reviewed to ensure that engineering matters related to 

noise, grading, servicing, stormwater management, traffic and 

environmental compliance can be satisfactorily addressed to 

confirm the feasibility of the project, in accordance with City 

requirements.  

Based on a review of the materials submitted to date, the owner 

has been requested to provide additional technical details and 

revisions prior to lifting the "H" Holding provision. 

Stormwater 

A Functional Servicing Report (FSR), prepared by Fabian Papa 

& Partners., dated April 19, 2021, was submitted in support of 

the proposed development. The purpose of the report is to 

evaluate the proposed development impact on the municipal 

drainage system (e.g. storm sewers, etc.) and to mitigate the 

quality and quantity impacts of stormwater run-off generated 

from the site. Mitigation measures may include improvements 

to existing stormwater servicing infrastructure, new 

infrastructure and/or on-site stormwater management controls.   
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In order to mitigate the change in impervious area from the 

proposed development and/or impact to the receiving Municipal 

drainage system, on-site stormwater management controls for 

the post development discharge is required. The applicant will 

need to finalize a satisfactory stormwater servicing concept. 

Prior to the lifting of the "H" Holding provision, the applicant will 

be required to provide further technical information to:  

 Develop an acceptable strategy to accommodate external 
drainage from the adjacent property, if any; 
 

 Accommodate a storm sewer easement along the proposed 
storm connection all the way to the existing storm sewer at 
Byngmount Ave.; and, 

 

 Demonstrate that there will be no impact on the City’s 
existing drainage system including how groundwater will be 
managed on-site. 

 

Traffic 

A total of two (2) traffic impact study (TIS) submissions were 

provided by Trans-Plan Transportation Inc. in support of the 

proposed development. The later study complied with the City’s 

TIS guidelines and is deemed satisfactory. The study concluded 

that the proposed development is anticipated to generate 51 (13 

in, 38 out) and 66 (40 in, 26 out) two-way site trips for the 

weekday AM and PM peak hours in 2027 respectively. 

Even with the additional traffic generated by the proposed 

development, the study area intersections and proposed 

vehicular access are expected to operate at acceptable levels 

of service with minimal impact to existing traffic conditions. 

Environmental Compliance 

The following technical documents should be provided prior to 

lifting of the "H" Holding provision: 

 Clarification regarding a Record of Site Condition (RSC): 
The author of the Phase One ESA (2020) must clearly 
identify whether there is a need for an RCS for lands that 
will be transferred from the Region of Peel to PHC; 
 

 A dewatering commitment letter 
 

Noise 

The Noise Study evaluates the potential impact to and from the 

development, and recommends mitigation measures to reduce 

any negative impacts. Noise sources that may have an impact 

on this development include road traffic, rail traffic and 

stationary sources from adjacent buildings and facilities. Noise 

mitigation will be required. The applicant is required to update 

the report should the building massing or configuration change 

with additional information to further evaluate the feasibility of 

any proposed mitigation measures to address noise in 

accordance with City and MOECC Standards. The details of 

mitigation measures will be confirmed through the Site Plan and 

building permit processes. 
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Other Engineering Matters 

It should be noted that an "H" Holding provision and related 

development agreement will be required to capture land 

dedication, access easements and storm easements through 

the adjacent Region of Peel lands in order to service this site. 

In addition, the applicant is required to make the appropriate 

arrangements to acquire a portion of lands at the southeast 

corner of the property from The Region of Peel in order to 

complete the proposal.  

 

Region of Peel 

Comments updated May 11, 2021, state that the Region of Peel 

has no objection to the proposed official plan amendment and 

rezoning applications. However, there are a number of issues 

that will have to be addressed through the site plan approval 

process, including: waste collection design standards being 

met; revised drawings to identify easements and proposed 

encroachments, gratuitous dedication of a 5.0 m (16.4 ft.) wide 

easement for existing sanitary sewer infrastructure across the 

north property line, and suggestions to improve the design to 

further promote a healthy environment (e.g. additional short-

term bicycle parking outside). 

 

Trillium Health Partners (THP) 

Comments updated May 14, 2021, confirmed that THP have no 

comment on the application.  

 

3. Provincial Policy Statement, 2020 (PPS) 
and the Growth Plan for the Greater 
Golden Horseshoe (Growth Plan) 2019 
and Amendment No. 1 (2020) 

 

The Provincial Policy Statement (PPS) and the Growth Plan for 

the Greater Golden Horseshoe (Growth Plan) provide policy 

direction on matters of provincial interest related to land use 

planning and development and directs the provincial 

government's plan for growth and development that supports 

economic prosperity, protects the environment and helps 

communities achieve a high quality of life. 

 

Both the PPS and the Growth Plan recognize that the official 

plan is the most important vehicle for implementation of these 

policies as "comprehensive, integrated and long-term planning 

is best achieved through official plans". 

 

Under the Planning Act, all planning decisions must be 

consistent with the PPS and conform to the Growth Plan. 

 

4. Consistency with PPS 
 

The Public Meeting Report dated December 20, 2020 

(Appendix 1) provides an overview of relevant policies found in 

the PPS. The PPS includes policies that allow for a range of 

intensification opportunities and appropriate development 

standards, including: 

 

 Section 1.1.3.2 of the PPS requires development to reflect 
densities and a mix of land uses which efficiently use land 
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and resources, are appropriate for and efficiently use 
infrastructure and public service facilities and are transit 
supportive. 

 

 Section 1.1.3.3 of the PPS states that planning authorities 
shall identify and promote opportunities for intensification 
and redevelopment where this can be accommodated, 
taking into account existing building stock. 

 

 Section 1.1.3.4 of the PPS states that appropriate 
development standards should be promoted which facilitate 
intensification, redevelopment and compact form, while 
maintaining appropriate levels of public health and safety. 

 

MOP policies are consistent with this PPS direction. Section 5 

of MOP (Direct Growth) includes policies that indicate 

intensification may be considered within Neighbourhoods where 

it is compatible and that higher density uses should be located 

along corridors. Section 7.2 of MOP (Housing) includes policies 

that encourage a range of housing choices which vary by type, 

tenure and price.  Section 9 of MOP (Build a Desirable Urban 

Form) has policies that encourage an urban form that respects 

the urban hierarchy and city structure and provides for 

appropriate transitions to neighbouring uses.  

 

The subject site and proposal represents an opportunity to 

modestly intensify and increase the range of housing in the 

area. The proposed development represents an efficient land 

use pattern that avoids environmental health or safety 

concerns. As outlined in this report, the proposed development 

supports the general intent of the PPS. 

 

5. Conformity with Growth Plan 
 

The Public Meeting Report dated December 20, 2020 

(Appendix 1) provides an overview of relevant policies found in 

the Growth Plan. 

 

The Growth Plan was updated May 16, 2019, in order to support 

the "More Homes, More Choice" government action plan that 

addresses the needs of the region’s growing population. The 

new plan is intended, amongst other things, to increase the 

housing supply and make it faster and easier to build housing.  

Pertinent changes to the Growth Plan include: 

 

 The Vision for the Growth Plan now includes the statement 
that the Greater Golden Horseshoe will have sufficient 
housing supply that reflects market demand and what is 
needed in local communities. 

 

 Section 2.2.2.3 requires municipalities to encourage 
intensification generally throughout the delineated built-up 
area. Previous wording referred to encouraging 
intensification to generally achieve the desired urban 
structure. 

 

 Section 2.2.2.3 also directs municipalities to identify the 
appropriate type and scale of development in strategic 
growth areas and transition of built form to adjacent areas. 

 

Growth Plan and MOP Conformity 

 

MOP policies generally conform with the Growth Plan. Section 

5 of MOP (Direct Growth) includes policies that direct growth to 

appropriate locations. Section 5.3 provides for a city structure 
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where some elements will be the focus of growth (e.g. 

downtown) while other areas will accommodate some 

development but will not be the primary location for future 

growth (e.g. neighbourhoods). Section 5.3.5.6 of MOP requires 

development in Neighbourhoods to be sensitive to the existing 

and planned context and include appropriate transitions in use, 

built form, density and scale.  

 

Major Transit Station Area Assessment 

 

The Provincial Growth Plan also seeks to align transit with 

growth by directing appropriate growth to major transit station 

areas.  Section 2.2.1 states that within settlement areas, growth 

will be focused in locations with existing or planned transit, with 

a priority on higher order transit where it exists or is planned.   

 

Lakeshore Road East is not identified as a priority transit 

corridor by the Growth Plan and there are no minimum density 

targets that apply. However, section 2.2.4 of the Growth Plan, 

states that all MTSAs (regardless of whether they are located 

on priority corridors) will be planned and designed to be transit-

supportive and include additional residential units and 

affordable housing.   

 

Bus Rapid Transit along Lakeshore Road East is currently 

planned to transition from a dedicated lane to shared traffic 

roughly in front of the subject property.  The subject property is 

within a radius of 800 metres (2,625 ft.) of the most westerly 

MTSA proposed at Lakeshore Road East and Lakefront 

Promenade. 

 

As a component of the Regional Official Plan Review 2041, the 

Region of Peel, in collaboration with the City of Mississauga, 

have been working to identify potential MTSAs in the City, their 

boundaries, and their potential density targets. While the 

Lakeshore Road BRT is included in the draft of potential 

MTSAs, neither the Region nor the City have adopted these 

elements within their respective official plans. 

 

Additional information on the Lakeshore Road Transportation 

Master Plan and the Major Transit Station Area Assessment can 

be found in the Public Meeting Report (Appendix 1). 

 

 

Growth Plan & Proposed Development 

 

The proposed development is consistent with the Growth Plan 

as it represents growth within the existing urban boundary and 

built up area allowing for the better utilization of existing 

infrastructure and increasing the diversity of housing.   

 

Although the proposal represents growth within the urban 

boundary, it is still important to assess its appropriateness using 

existing municipal documents such as MOP and Local Area 

Plans (LAP). 

 

The policies of the Greenbelt Plan and the Parkway Belt West 

Plan are not applicable to these applications. 
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6. Region of Peel Official Plan 
 

As summarized in the public meeting report dated December 

20, 2020 (Appendix 1) the proposed development does not 

require an amendment to the Region of Peel Official Plan. 

 

The subject property is located within the Region of Peel Urban 

System. General Objectives in Section 5 direct development to 

the Urban System in order to achieve complete communities 

that represent a more efficient use of land that is compatible in 

built form.  

 

The relevant MOP policies in this report are in conformity with 

the Region of Peel Official Plan. Section 9.1 of MOP states that 

urban form refers to the physical layout and design of the city. It 

addresses the natural and built environments and influences 

that lead to successful cities. This section emphasizes where 

growth will be directed and other areas where limited growth will 

occur. Established residential Neighbourhoods will be protected 

and strengthened with infill that is compatible with the existing 

and planned character. 

 

The proposed development satisfies the general direction in the 

Regional Official Plan; however, issues of character are 

addressed through MOP, which is the primary instrument used 

to evaluate development applications. 

 

7. Mississauga Official Plan (MOP) 
 

The proposal requires an amendment to the Mississauga 

Official Plan Policies for the Lakeview Neighbourhood 

Character Area, to permit a seven storey apartment building. 

Section 19.5.1 of Mississauga Official Plan provides the 

following criteria for evaluating site specific Official Plan 

Amendments: 

 

 Will the proposal adversely impact or destabilize the 

overall intent, goals and objectives of the Official Plan; 

and the development or functioning of the remaining 

lands which have the same designation, or 

neighbouring lands? 

 Are the lands suitable for the proposed uses, and are 

the proposed land uses compatible with existing and 

future uses of the surrounding lands? 

 Are there adequate engineering services, community 

infrastructure and multi-modal transportation systems 

to support the proposed application? 

 Has a planning rationale with reference to Mississauga 

Official Plan policies, other relevant policies, good 

planning principles and the merits of the proposed 

amendment in comparison with the existing 

designation been provided by the applicant? 

 

Planning staff have undertaken an evaluation of the relevant 

policies of the PPS, Growth Plan and MOP, including those 

found in Section 19.5.1 against this proposed development 

application.  The following is an analysis of the key policies and 

criteria: 
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Directing Growth – Is intensification appropriate? 

 

Yes, sensitive intensification is appropriate and will not 

adversely impact or destabilize the intent of MOP policies or the 

area.  

 

The subject site is located in the Lakeview Neighbourhood 

Character Area and the majority of the site is designated Mixed 

Use which permits a range of use including residential, retail 

store and secondary office.  In addition a small triangular parcel 

of land at the southeast corner of the site is designated 

Residential Low Density II which permits detached homes, 

semi-detached homes and duplex homes in MOP.  

 

The LAP identifies a height limit of four storeys for the site. The 

applicant is proposing to change the designation and height 

limits to permit a seven storey apartment building. In general, 

MOP and LAP policies support sensitive intensification on the 

site, as outlined in the following discussion. 

 

Direct Intensification To Corridors 

 

MOP indicates that within Neighbourhoods, where higher 

density uses are proposed, they should be directed to certain 

types of locations, including Corridors (MOP 5.3.5.3). The 

Lakeview Area Plan also notes that intensification will be 

through modest infilling and redevelopment along the corridors 

(6.1.1). The subject site is located on the Lakeshore Road 

Corridor and is an appropriate location to consider density that 

is higher than the surrounding area.     

 

The vision for this portion of Lakeshore Road East is intended 

to be for street related commercial development with a mixture 

of uses and pedestrian built form (LAP 10.2). The lack of 

proposed ground related commercial uses is considered 

acceptable as: 

 

 The site has historically  been used solely for residential 

rental units and, as such, there is no loss in commercial uses 

on the site;  

 

 The locational attributes of the site do not provide a strong 

main street commercial location, including: 

 
o Visibility from street may be obscured by  

landscaping, including a potential double row of 

trees;  

o The site does not run parallel to the future street 

alignment; and,  

o There will be a break in the commercial strip to the 

west of 60 m (197 ft.). 

 

 The ground floor will contain amenity and community space 

that will help animate the area.  A proposed party room and 

a multi-use room on the ground floor totalling 231 m2 (2,488 

ft2) of space will be open to the broader community for use 

by booking the space through the property management 

office; and, 

 

 Proposed outdoor features will contribute to an attractive 

public realm with outdoor seating, plantings and garden 

beds, visitor bicycle parking, and potential public art (i.e. the 

Lakeview LAP identifies the southwest corner of East 
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Avenue and Lakeshore road East as a priority location for 

future public art). 

 

Sensitive Infill 

 

MOP indicates that within neighbourhoods, development will be 

sensitive to the existing and planned context and will include 

appropriate transitions in use, built form, density and scale 

(MOP 5.3.5.6). 

 

Although the proposed development is taller than current 

planning permissions, it is considered appropriate given the 

existing and planned context.  Within the immediate vicinity of 

the subject site, MOP permits buildings that exceed the four 

storey height limit, including: 

 

 Lands to the east, on the other side of East Avenue, are 

currently developed with one storey employment uses; 

however, the Lakeview LAP permits eight storeys for 

buildings fronting Lakeshore Road East; 

 

 Lands across the street at 765 Lakeshore Road East have 

been developed with a five storey apartment building; 

however, the Lakeview LAP permits seven storeys; and, 

 

 Lands on the north side of Lakeshore Road East, between 

West Avenue and Cawthra Avenue are occupied by one to 

two storey buildings but the Lakeview LAP permits six 

storeys. 

 

While there are other buildings in the area that are in the one to 

three storey height range, the proposed seven storey building is 

similar to heights permitted on deeper properties. 

 

The proposed building is also sensitive to the existing and 

planned environment as it is not considered to be a tall building.  

MOP defines a tall building as a building having a height greater 

than the width of the street on which they front. (Chapter 20 - 

Glossary).   

 

Lakeshore Road East is a relatively wide arterial road and can 

accommodate the proposed seven storey building without 

The Lakeview LAP permits heights similar to the proposed 7 storey building  
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creating an overwhelming street presence.  MOP identifies this 

section of Lakeshore Road East as having a right-of-way width 

of 44.5 m (146 ft.) and the proposed building is only 23 m (75 

ft.), it is not considered a tall building as its height represents 

just over 50 percent of the right-of-way width. In addition the 

proposed 3.0 m (9.8 ft.) stepback above the fourth floor is 

respectful of lower buildings in the area and helps contribute to 

the pedestrian scale environment. 

 

Provide Variety of Housing 

 

MOP indicates that the City will provide opportunities for the 

development of a range of housing choices in terms of type, 

tenure and price (MOP 7.2.2). The LAP also states that 

Neighbourhoods are to provide a variety of housing forms to 

meet the needs of a range of household types (LAP 6.1.2).   

 

The proposed development will increase the variety of available 

housing in the neighbourhood, providing 151 new rental 

housing units that will range in size from one-bedroom to three-

bedroom units and cater to a range of income. 

 

Compatibility with the Neighbourhood – Is the proposed 

built form appropriate and compatible? 

 

Yes, the proposed built form is compatible with the surrounding 

area. Intensification within Neighbourhoods is to be compatible 

in built form and scale to surrounding development and will be 

sensitive to the existing and planned context. 

 

MOP states that compatibility "means development, which may 

not necessarily be the same as, or similar to, the existing or 

desired development, but nonetheless enhances an established 

community and coexists with existing development without 

unacceptable adverse impact on the surrounding area". 

 

The proposed development is considered compatible with the 

surrounding area for the following reasons: 

 

 Overlook: There is greater than 60 m (197 ft.) between the 
proposed building and the nearest detached dwelling. There 
are no significant overlook issues caused by the proposed 
building. 

 

 Wind: The wind study concluded that the introduction of the 
proposed building is not expected to significantly influence 
pedestrian wind comfort; 

 

 Shadow: The shadow study concluded that full sunlight is 
present on the opposite boulevard including the full width of 
the sidewalk during hours required by City; there are no 
residential private outdoor amenity spaces or communal 
outdoor amenity areas from adjacent developments 
affected by the proposed development;  

 

 Traffic and Parking: A traffic impact study concluded that the 
proposed development is expected to have negligible 
impacts on surrounding roadways. A reduced residential 
parking rate was supported by research which examined 
utilization achieved at comparable developments. In 
addition, the proposed development is supplying five more 
visitor parking spaces than is required by the zoning by-law.  
The proposed parking supply will be sufficient for the site.  

 

 Trees: 37 of the 80 existing trees inventoried must be 
removed as they are within close proximity to the 
construction area. Forty-three trees are being retained and 
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protected. The site plan approval process will assess the 
opportunities for tree replacement and/or contributions to 
planting new trees. 

 

 Stormwater Management: To limit the impact of the 
development to the natural environment several low impact 
development (LID) measures are proposed for this 
development. Water quality targets have been achieved 
through a combination of green roof, landscaping, and 
permeable pavers. Further, water balance targets for this 
development have been achieved through the 
implementation of an infiltration gallery to promote 
groundwater infiltration, and by storing stormwater in the 
sump of the stormwater management tank which will be 
used for landscape irrigation. 

 
Built Form Standards 

Built Form Standards demonstrate one manner in which the 

LAP policies can be achieved and represent general guidelines 

that can be used to assist in the evaluation of development 

applications. The Built Form Standards do not have the same 

weight as policy.   

 

The proposed development is generally respectful of the built 

form standards recognizing the constraints of the site (e.g. 

easement along west side of the property does not allow for a 

continuous streetwall). As discussed in this report, the proposed 

built form is respectful of a pedestrian oriented environment, is 

compatible with surrounding uses, provides an urban street 

edge, and is of a height that is similar to surrounding height 

permissions. 

 

 

Services and Infrastructure – is there adequate 

infrastructure 

 

Yes, there is adequate infrastructure available to support the 

proposed development. The Region of Peel has advised that 

there is adequate water and sanitary sewer capacity to service 

this site. The area is well served with parks, and green space 

and the site is currently serviced by the following MiWay Transit 

routes:  

 

Route 5 – running north/south along Ogden Avenue, some 700 

m (2,300 ft.) to the east of the site provides access to the 

Mississauga BRT line that runs along Eglinton/ Highway 403). 

 

Route 23 – running east/west along Lakeshore Road East in 

front of the subject property, provides access to the Long 

Branch GO station and the Port credit GO station and 

Hurontario LRT. 

 

Lakeshore Road BRT – On January 21, 2021, the Province 

announced funding to support the development of the BRT line 

located to the east which transitions into mixed traffic in front of 

the site. The City is currently undertaking detailed studies 

regarding infrastructure improvements to support the BRT. 

 

Is there a planning rationale for the application? 

 

Yes, the applicant’s planning consultant and the planning 

analysis undertaken by staff provide an appropriate planning 

rationale to support the proposal. These applications are 

consistent with MOP, the Region of Peel Official Plan, the 

Growth Plan and the PPS. 
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8. Revised Site Plan and Elevations  
 

The applicant has provided a revised site plan and elevations.  

Notable changes are as follows: 

 

 Increased building stepback along Lakeshore Road East 
above the fourth storey from 1.5m (4.9 ft.) to 3.0 m (9.8 ft.); 

 A reconfigured vehicular access and loading area, which 
results in the loss of seven parking spaces; 

 Extended pedestrian walkway to wrap around the south 
limits of the building; and, 

 Updating the architectural components of the building  

including additional articulation, façade materials, colouring 

and fenestration 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Use of colour, 

a warmer 

tone of 

building 

materials,  

highlights 

around the  

window 

frames, and  

different sized 

windows help 

create visual 

interest in the 

building 
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9. Zoning 
 

The proposed RA2-Exception (Apartments - Exception) is 

appropriate to accommodate the proposed seven storey 

apartment building with an FSI of 1.8. 

 

Below is an updated summary of the proposed site specific 

zoning provisions: 

 

Proposed Zoning Regulations 

Zone Regulations(1 

RA2 Zone 

Regulations 

Proposed RA2–

Exception  Zone 

Regulations 

Maximum Floor Space 

Index (FSI) 

1.0 1.8 

Maximum Height 26.0 m (85.3 ft.) 

8 storeys 

23.0 m (75.5 ft.) 

7 storeys  

Minimum Front Yard 

(abutting East Avenue) with 

a height less than or equal 

to 13.0 m 

7.5 m (24.6 ft.)  4.0 m (13.1 ft.) 

Minimum Front Yard 

(abutting East Avenue) with 

a height greater than 13.0 

m and less than or equal to 

23.0 m 

8.5 m (27.9 ft.) 5.5 m (18.0 ft.) 

 

Minimum Exterior Side 

Yard (abutting Lakeshore 

Road East) with a height 

less than or equal to 13.0 m 

 7.5 m (24.6 ft.)  5.9 m (19.4 ft.) 

Zone Regulations(1 

RA2 Zone 

Regulations 

Proposed RA2–

Exception  Zone 

Regulations 

Minimum Exterior Side 

Yard (abutting Lakeshore 

Road East) with a height 

greater than 13.0 m and 

less than or equal to 23.0 m 

9.5 m (31.2 ft.)  8.9 m (29.2 ft.) 

Minimum Interior side yard 

abutting a zone permitting 

detached and/or semi 

detached(2 

7.5 m (24.6 ft.) 

minimum up to 

25.5 m (83.7 ft.) 

maximum  

3.0 m (9.8 ft.) 

Minimum number of 

residential parking spaces 

per rental apartment 

dwelling unit 

1.18 spaces per 

one-bedroom unit 

1.36 spaces per 

two-bedroom unit 

1.5 spaces per 

three-bedroom 

unit  

0.76 spaces per 

apartment unit 

Minimum setback from 

surface parking spaces or 

aisles to a street line(3 

4.5 m (14.8 ft.) Not applicable 

Minimum setback from 

surface parking spaces or 

aisle to any other lot line 

3.0 m (9.8 ft.) 0.9 m (3.0 ft.) 

Minimum setback from a 

parking structure 

completely below finished 

grade, inclusive of external 

access stairwells, to any lot 

line 

3.0 m (9.8 ft.) 1.0 m (3.3 ft.) 
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Zone Regulations(1 

RA2 Zone 

Regulations 

Proposed RA2–

Exception  Zone 

Regulations 

Minimum landscaped area  40% of lot area 35% of lot area 

Minimum depth of a 

landscape buffer abutting a 

lot line that is a street line(4 

4.5 m (14.8 ft.) 0.0 m (0.0 ft.) 

Minimum depth of a 

landscape buffer along any 

other lot line(4 

 3.0 m (9.8 ft.)  0.0 m (0.0 ft.) 

(1In addition to the regulations listed, other minor and technical variations 

to the implementing by-law may also apply, including changes that may 

take place before Council adoption of the by-law should the application 

be approved 
(2Although the abutting use is a paramedic station, it is zone R3-75 which 

permits detached dwellings and this regulation therefore applies 
(3The proposed parking area will not conform to this zoning regulation 

should a multi-modal connection (including vehicles) be extended from 

East Avenue to Byngmount Avenue in the future, and therefore has been 

removed 
(4Landscape buffers are not permitted to include hard surfaces such as 

sidewalks.  The concept site plan currently identifies areas along East 

Avenue and the southern lot line as containing sidewalks.  The 

appropriate amount of space dedicated to landscaping versus sidewalk 

will be determined through the site plan approval process.  

 

 

10. Bonus Zoning 
 

Staff recommend that Council exempt the application from a 

Section 37 Community Benefits contribution as the proposed 

development will help achieve the City’s strategic objective to 

address housing affordability for low and moderate income 

households. 

 

11. "H" Holding Symbol 
 

Should this application be approved by Council staff will request 

an "H" Holding Symbol which can be lifted upon: 

 

 Delivery of an updated Function Servicing Report and 

Servicing Plan and any necessary infrastructure and 

easements to the satisfaction of the City Transportation and 

Works Department 

 Delivery of a Temporary Discharge to Storm Sewer 

Commitment letter and associated City approval; 

 Delivery of additional supporting documentation for the 

Environmental Site Assessment report to the satisfaction of 

the City and if required a Record of Site Condition for lands 

being transferred from the Region to Peel Housing 

Corporation; 

 Arrangements between the Region of Peel and Peel 

Housing Corporation for the transfer of land at the 

southeast corner of the property; 

 Arrangements for gratuitous land dedication associated 

with the daylight triangles at (1) the corner of Lakeshore 

Road East and East Avenue, and (2) the corner of East 

Avenue and the driveway entrance, to the satisfaction of 

the City; 

 Arrangements for gratuitous land dedication of land owned 

by Peel Housing Corporation at the southwest corner of the 

property that have been identified for a future multi-modal 
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connection between Byngmount Drive and East Avenue, to 

the satisfaction of the City; 

 Arrangements for access, public easements, and 

interconnections with the lands to the south, municipally 

known as 930 East Avenue, to the satisfaction of the City, 

and Region; and 

 Delivery of an executed Development Agreement including 

any necessary provisions for municipal infrastructure in a 

form satisfactory to the City. 

 

12. Site Plan 
 

Prior to development of the lands, the applicant will be required 

to obtain site plan approval. No site plan application has been 

submitted to date for the proposed development. 

 

While the applicant has worked with City departments to 

address many site plan related issues through review of the 

rezoning concept plan, further revisions and refinements will be 

needed to address matters such as landscaping, noise 

mitigation, tree replacement and design of the amenity space. 

 

13. Conclusions 
 

In conclusion, City staff has evaluated the applications to permit 

a seven storey apartment building against the Provincial Policy 

Statement, the Growth Plan for the Greater Golden Horseshoe, 

Region of Peel Official Plan and Mississauga Official Plan.  The 

applications have been determined to be appropriate for the 

following reasons: 

 

 The proposed development is consistent with the direction 

in Mississauga Official Plan and the Lakeview Local Area 

Plan which allows for sensitive intensification and directs 

higher density uses along corridors (i.e. Lakeshore Road 

East) where residents can access existing and planned 

transit; 

 

 The proposed seven storey height limit is reasonable given 

permitted heights in the vicinity (seven to 15 storeys on 

other side of East Avenue), a stepback above the fourth 

storey helps deemphasize height, contributes to the 

pedestrian scale; 

 

 The proposed building does not create an overwhelming 

street presence and is not considered a “tall building” given 

the width of Lakeshore Road East; 

 

 The built form is compatible with surrounding land uses as 

there are no unacceptable adverse impacts; and, 

 

 The proposed development will increase the variety of 

housing to meet a range of households as the development 

provides 151 new affordable rental housing units ranging in 

size from one-bedroom to three-bedroom units and will 

cater to a range of income levels. 

 



 

 

Subject 
PUBLIC MEETING RECOMMENDATION REPORT (WARD 3) 

Official Plan Amendment and Rezoning applications to permit a 15 storey apartment 

building with amenity uses at the mechanical level, a one storey amenity building and 

retain the two existing 11 storey apartment buildings 

1750 Bloor Street and 3315 Fieldgate Drive 

Owner: TC Core GP Inc. & Mustang Equities Inc. (Hazelview Investments) 

File: OZ 17/014 W3 

 

Recommendation 
 

1. That the applications under File OZ 17/014 W3, Hazelview Investments, 1750 Bloor Street 

and 3315 Fieldgate Drive to amend Mississauga Official Plan to Residential High Density 

and to change the zoning to RA3-38 (Apartments – Exception) to permit a 15 storey 

apartment building with amenity uses at the mechanical level and a one storey amenity 

building, be approved subject to the conditions referenced in the staff report dated June 4, 

2021 from the Commissioner of Planning and Building. 

 

2. That the applicant agrees to satisfy all the requirements of the City and any other external 

agency concerned with the development. 

 

3. 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. 

 

4. Notwithstanding subsection 45.1.3 of the Planning Act, subsequent to Council approval of 

the development application, the applicant can apply for a minor variance application, 

provided that the height and FSI shall not increase. 

 

Date: June 4, 2021 
   
To: Chair and Members of Planning and Development 

Committee  
 
From: Andrew Whittemore, M.U.R.P., Commissioner of 

Planning & Building 

Originator’s file: 
OZ 17/014 W3 
 

Meeting date: 
June 28, 2021 
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Executive Summary 
  The applications are to amend the policies of the official plan, and change the zoning  

by-law to allow a 15 storey rental apartment building with amenity uses at the 

mechanical level and a one storey amenity building, while maintaining the two existing 

11 storey apartment buildings 

 The proposal has been revised from two apartment buildings with heights of 6 and 

15 storeys to one apartment building with a height of 15 storeys with amenity uses at 

the mechanical level and a freestanding, one storey amenity building 

 It has been concluded that the revised development proposal is supportable from a 

planning perspective 

 Staff are satisfied with the changes to the proposal and find them to be acceptable from 

a planning standpoint, and recommend that the applications be approved. 

 

Background 
A public meeting was held by the Planning and Development Committee on June 11, 2018, at 

which time an Information Report 

https://www7.mississauga.ca/documents/committees/pdc/2018/2018_06_11_PDC_Agenda_6.3

0pm_Session.pdf was received for information. Recommendation PDC-0045-2018 was then 

adopted by Council on June 20, 2018. 

 

That the report dated May 18, 2018, from the Commissioner of Planning and 

Building regarding the applications by TC Core GP Inc. to permit a 15 storey 

apartment building and a 6 storey apartment building under File OZ 17/014 W3, 

1750 Bloor Street and 3315 Fieldgate Drive, be received for information. 

 

There were some technical matters that needed to be resolved before the Planning and Building 

Department could make a recommendation on the applications. Given the amount of time since 

the public meeting, full notification was provided. 

 

Comments 
REVISED DEVELOPMENT PROPOSAL 

The applicant has made a number of modifications to the proposed concept plan as a result of 

consultation with staff and area residents through application circulation, community meetings, 

focus group meetings and the formal public meeting, as outlined below: 

 

 The original proposal consisted of two apartment buildings with heights of 6 and 15 

storeys, while maintaining the existing two 11 storey apartment buildings. There were a 

number of concerns from area residents regarding the placement of the 6 storey 

building, dog run and potential basketball court; 

https://www7.mississauga.ca/documents/committees/pdc/2018/2018_06_11_PDC_Agenda_6.30pm_Session.pdf
https://www7.mississauga.ca/documents/committees/pdc/2018/2018_06_11_PDC_Agenda_6.30pm_Session.pdf
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 The second and third submissions increased the height and relocated the taller 

apartment building, removed the second apartment building and basketball court, and 

included a one storey amenity/garage building; 

 Following a community meeting held by the Councillor on May 13, 2021, the proposal 

was further revised to remove two storeys from the 17 storey building, resulting in a 15 

storey apartment building with amenity uses located on the mechanical penthouse floor. 

 

COMMUNITY ENGAGEMENT 

Notice signs were placed on the subject lands advising of the proposed official plan and zoning 

change. All property owners within 120 m (393 ft.) were notified of the applications on May 17, 

2018. A community meeting was held by Ward 3 Councillor, Chris Fonseca, on April 23, 2017. 

Approximately 50 people attended the meeting. Eight written submissions were received. 

 

The public meeting was held on June 11, 2018. Four members of the public made deputations 

regarding the applications. 

 

Focus group meetings were held by Ward 3 Councillor Chris Fonseca on September 18, 2018 

and July 16, 2019. A petition was submitted to Council on May 23, 2018 with 121 signatures. A 

further petition was submitted to Council on September 11, 2019 with 63 signatures. 

 

Another community meeting was held on May 13, 2021, and approximately 18 residents were in 

attendance. Residents expressed concern with the proposed building height along with 

concerns about traffic, on-street parking and parkland capacity. Following the meeting, the 

proposal was further revised by reducing  the height of the apartment  to 15 storeys, with 

amenity uses on the mechanical penthouse level. 

 

Responses to the issues raised at the public meeting and from correspondence received can be 

found in Appendix 2. 

 

Supporting studies were posted on the City's website at 

http://www.mississauga.ca/portal/residents/development-applications. 

 

PLANNING ANALYSIS SUMMARY 

The Planning Act allows any property owner within the Province of Ontario the ability to make a 

development application to their respective municipality in order to accommodate a particular 

development proposal on their site. Upon the submission of mandated technical information, the 

municipality is obligated under the Planning Act to process and consider the application within 

the rules set out in the Act. 

 

The Province identifies through its Provincial Policy Statement matters that are of provincial 

interest, which require the development of efficient land use patterns and sustainability in urban 

areas that already exist. The Province has also set out the Growth Plan for the Greater Golden 

Horseshoe, which is designed to promote economic growth, increase housing supply and build 

http://www.mississauga.ca/portal/residents/development-applications
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communities that are affordable and safe, among other items. The Growth Plan requires 

municipalities to manage growth within already existing built up areas to take advantage of 

existing services to achieve this mandate. In order to meet required housing supply projections, 

the Planning Act instructs municipalities to make planning decisions that are consistent with the 

Provincial Policy Statement and the Growth Plan. 

 

A detailed Planning Analysis is found in Appendix 2. The applications are consistent with the 

Provincial Policy Statement and conform to the Growth Plan for the Greater Golden Horseshoe, 

the Region of Peel Official Plan and Mississauga Official Plan. An official plan amendment is 

required to add a special site to the Residential High Density designation. The evaluation of 

the proposed official plan amendment and rezoning was analyzed using the following criteria: 

 

 Directing Growth: Is the apartment consistent with the Residential High Density designation 

in MOP? 

 Compatibility with Neighbourhood Character: Is the proposed built form appropriate? 

 Services and Infrastructure: Is there adequate infrastructure to support the proposal? 

 

The proposed 15 storey apartment building with amenity uses on the mechanical level and a  

one storey amenity building has been found acceptable, based upon the following: 

 

 The proposal for an additional apartment building is an appropriate form of intensification 

along Bloor Street within the Applewood Neighbourhood Character Area 

 There are a number of existing apartment buildings located along Bloor Street 

 The revised proposal provides an appropriate transition to surrounding lower density 

land uses and provides a range of residential built form and tenure while respecting the 

character of the area 

 The existing municipal infrastructure is adequate to support the proposed development. 

 

Strategic Plan 
The applications are consistent with the Connect pillar of the Strategic Plan by contributing a 

choice of housing type to residents that supports the principle of building complete communities 

to accommodate growth. 

 

Financial Impact 
All fees paid by developers are strictly governed by legislation, regulation and City by-laws. 

Fees are required to be paid prior to application approval, except where otherwise may be 

prescribed. These include those due to the City of Mississauga as well as any other external 

agency. 
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Conclusion 
In summary, the proposed development has been designed to be compatible with the existing 

and planned character of the neighbourhood while providing an appropriate form of 

intensification and more housing choices to residents. The proposal has been amended multiple 

times to mitigate and address any adverse impacts to the community. The proposed official plan 

amendment and rezoning are acceptable from a planning standpoint and should be approved. 

 

Prior to the passage of the implementing official plan and zoning by-law by Council, the 

applicant will be required to execute a Section 37 agreement to the satisfaction of the City. 

 

Attachments 
Appendix 1: Information Report 

Appendix 2: Detailed Planning Analysis 

 

 

 

 

 

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building 

 

Prepared by:  Lorie Sterritt, Development Planner 



Date: May 23, 2018 

To: Chair and Members of Planning and Development 
Committee 

From: Andrew Whittemore, Commissioner of Planning and 
Building 

Originator’s file:
OZ 17/014 W3 

Meeting date: 
2018/06/11 

Subject 
PUBLIC MEETING INFORMATION REPORT (WARD 3) 

Applications to permit a 15 storey apartment building and a 6 storey apartment building 

1750 Bloor Street and 3315 Fieldgate Drive, Southeast corner of Bloor Street and 

Fieldgate Drive 

Owner: TC Core GP Inc. 

File: OZ 17/014 W3 

Bill 139 

Recommendation 
That the report dated May 18, 2018, from the Commissioner of Planning and Building regarding 

the applications by TC Core GP Inc. to permit a 15 storey apartment building and a 6 storey 

apartment building under File OZ 17/014 W3, 1750 Bloor Street and 3315 Fieldgate Drive, be 

received for information. 

Report Highlights 
 This report has been prepared for a public meeting to hear from the community

 The proposed development requires amendments to the official plan and zoning by-law

 Community concerns identified to date relate to the number of additional apartment units

being proposed, vehicular access to the site, garbage on-site, property values, privacy,

crime rate in area, potential for low income rental, location of play area and dog park, and

parking of commercial motor vehicles

 Prior to the next report, matters to be addressed include: height and density, traffic, noise,

and the satisfactory resolution of other technical requirements and studies related to the

project
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Background 
The applications have been circulated for technical comments and a community meeting has 

been held. The purpose of this report is to provide preliminary information on the applications 

and to seek comments from the community. 

Comments 
THE PROPERTY AND THE NEIGHBOURHOOD 

Size and Use 

Frontages: Bloor Street – 211 m (692.3 ft.)

Fieldgate Drive – 130 m (426.5 ft.)

Kirkwall Crescent – 96 m (314.9 ft.)

Depth: 107 m (351.0 ft.) 

Gross Lot Area: 2.5 ha (6.2 ac.) 

Existing Uses: There are 2 existing 11 storey rental 

apartment buildings on the site. 

The property is located at the southeast corner of Bloor Street and Fieldgate Drive within the 

Applewood Neighbourhood Character Area. Kirkwall Crescent borders the site along a portion 

of the southern property line. There are two existing 11 storey rental apartment buildings located 

on the property with surface parking and amenity areas located between the buildings. 

The immediate neighbourhood contains a mixture of low, medium and high density residential 

buildings, with a gas station and commercial plaza to the northeast of the subject property. 

Bloor Street is identified as a major collector road and Fieldgate is identified as a minor collector 

road, although it dead ends south of the site before reaching Dixie Road. An existing bus stop is 

located in front of the apartment building at 1750 Bloor Street. This location also includes a 

signalized pedestrian crossing. A City park is located to the south of the property on the 

southeast corner of Kirkwall Crescent and Fieldgate Drive. 
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The surrounding land uses are: 

North: A gas station, commercial plaza and a two 9 storey apartment buildings are located 

directly across Bloor Street 

East: A 6 storey apartment building 

South: Two storey townhouses abut a portion of the rear property, and a City park (Bethesda 

Common) is located on the south side of Kirkwall Crescent 

West: An 8 storey apartment building is located directly across Fieldgate Drive 

Information regarding the history of the site is found in Appendix 1. An aerial photo of the 

property and surrounding area is found in Appendix 2. 

DETAILS OF THE PROJECT 

The applications are to permit a 15 storey rental apartment building and a 6 storey rental 

apartment building. The existing two 11 storey rental apartment buildings will remain. The 15 

storey building will be located along Bloor Street, west of the existing building fronting onto Bloor 

Street (1750 Bloor Street). The 6 storey building is proposed to the rear of the property along 

Kirkwall Crescent, with its orientation parallel to Fieldgate Drive. The site currently has an 

outdoor swimming pool, which will be removed and outdoor grassed areas. The proposal would 

include an indoor swimming pool with adjacent outdoor patio, gym and amenity rooms, as well 

as an outdoor grassed playing field and a sport court area. 

Development Proposal 

Application 

submitted: 

Received: November 9, 2017 

Deemed complete:  

December 11, 2017 

Aerial photo of subject lands 
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Development Proposal 

Developer 

Owner: 
TC Core GP Inc. 

Applicant: Bousefields Inc. (Peter Smith) 

Apartment Units 

Proposed: 

Tower C (Bloor) – 200 units

Tower D (Kirkwall) – 92 units

Apartment Units 

Existing: 

Tower A (1750 Bloor) – 153 units

Tower B (3315 Fieldgate) – 149 units

Gross Floor Area 

Existing: 

Proposed: 

Total: 

23 690.2 m2 (254,999.2 ft2) 

20 337.2 m2 (218,907.8 ft.2) 

44 027.4 m2 (473,906.9 ft.2) 

Height: 15 storeys and 6 storeys 

Lot Coverage: 23.1% 

Floor Space Index 

Proposed: 

1.75 

Landscaped Area: 48.3% 

Anticipated 

Population: 

639* 
*Average household sizes for all units (by type)

based on 2016 Census

Parking: 

resident spaces 

visitor spaces 

Total 

Required 

   785 

   124 

   909 

Proposed 

   400 

     80 

   480 

Proposed concept plan and elevations are found in Appendices 3 and 4. 

Images of existing conditions from 

the east 

Image of existing conditions 
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LAND USE CONTROLS 

The subject lands are located within the Applewood Neighbourhood Character Area and are 

designated High Density which permits apartment buildings with a floor space index (FSI) 

range of 0.5 to 1.2 (Appendix 5). A Mississauga Official Plan amendment will be required to 

increase the FSI on the subject property to 1.75 and to allow a building exceeding 11 storeys in 

height. 

The lands are currently zoned RA3-1 (Apartment Dwellings – Exception) (see Appendix 6)

which permits apartment dwellings, long-term care dwellings and retirement dwellings with an 

FSI range between 0.5 and 1.2. A rezoning is proposed to RA3-Exception (Apartment 

Dwellings - Exception) to permit an increase in the FSI to 1.75. 

Detailed information regarding the existing and proposed official plan policies and proposed 

zone standards is found in Appendices 7 and 8. 

Bonus Zoning 

On September 26, 2012, Council adopted Corporate Policy and Procedure 07-03-01 – Bonus

Zoning. In accordance with Section 37 of the Planning Act and policies contained in the Official 

Plan, this policy enables the City to secure community benefits when increases in permitted 

height and/or density are deemed to be good planning by Council through the approval of a 

development application. Should these applications be approved by Council, the City will report 

back to Planning and Development Committee on the provision of community benefits as a 

condition of approval. 

WHAT DID THE COMMUNITY SAY 

A community meeting was held by Ward 3 Councillor, Chris Fonseca on April 23, 2018. 

Applicant’s rendering of the 
proposed apartment buildings from 

the east 
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Comments made by the community are listed below and are grouped by issue. They will be 

addressed along with comments raised at the public meeting in the Recommendation Report, 

which will come at a later date. 

 Concern regarding the density and number of additional units/people in the area

 This development does not provide a benefit to the community

 Concerns with existing garbage on the site and overcrowding of the adjacent park

 Are proposed units low income housing; potential decrease in property values

 Concerns regarding location of entrance to underground parking, location of dog run,

location of amenity area, and overall privacy issues

 Concern with existing crime in the area

In addition, a petition was received at the May 23, 2018 Council meeting that was signed by a 

number of area residents indicating concerns with the density, overcrowding of the schools, 

conditions of the existing buildings and potential for the increase in crime in the area. 

DEVELOPMENT ISSUES 

Agency comments are summarized in Appendix 9 and school accommodation information is 

contained in Appendix 10. Based on the comments received and the applicable Mississauga 

Official Plan policies, the following matters will have to be addressed: 

 Are the policies and principles of Mississauga Official Plan maintained by this project

 Are the proposed building heights, density and massing appropriate and compatible with

the existing and planned Applewood Neighbourhood Character Area

 Are the proposed zoning regulations appropriate

 Is the proposed site access and internal driveway and parking lot configuration appropriate

 Have all other technical requirements and studies, including servicing, traffic impacts, noise

and wind assessments, sun/shadow impacts, location of amenity areas and landscape

areas been addressed and found to be acceptable

OTHER INFORMATION 

The applicant has submitted the following information in support of the applications: 

 Survey

 Context Plan

 Project Statistics and 3D Rendering

 Existing Conditions/Removals Site Plan

 Proposed Site Plan

 Grading Plan

 Site Servicing Plan

 Landscape Concept Plan

 Functional Servicing, Stormwater

Management Report

 Hydrogeological Assessment

 Geotechnical Investigation

 Phase One Environmental Site

Assessment

 Public Consultation Strategy

 Arborist Report and Tree Protection
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Development Requirements 

There are engineering matters including: grading, servicing, and stormwater management 

matters which will require the applicant to enter into agreements with the City. Prior to any 

development proceeding on-site, the City will require the submission and review of an 

application for site plan approval. 

Financial Impact 
Development charges will be payable as required by the Development Charges By-law of the 

City. Also the financial requirements of any other external commenting agency must be met. 

Conclusion 
All agency and City department comments have been received. The Planning and Building 

Department will make a recommendation on this project after the public meeting has been held 

and the issues have been resolved. 

Attachments 
Appendix 1: Site History 

Appendix 2: Aerial Photograph 

Appendix 3: Proposed Concept Plan 

Appendix 4: Proposed Elevations 

Appendix 5: Excerpt of Applewood Character Area Land Use Map 

Appendix 6: Existing Zoning and General Context Map 

Appendix 7: Summary of Existing and Proposed Mississauga Official Plan Policies and 

Relevant Mississauga Official Plan Policies 

Appendix 8: Summary of Existing and Proposed Zoning Provisions 

Appendix 9: Agency Comments 

Appendix 10: School Accommodation 

Andrew Whittemore, Commissioner of Planning and Building 

 Tree Protection Plan

 Planning & Urban Design Rationale

 Pedestrian Wind Study

 Shadow Study

 Environmental Noise Feasibility Study

 Transportation Impact Study

Plan 

 Draft Official Plan Amendment

 Draft Zoning by-law

 Parcel Register

 Land Register Documents

Prepared by: Lorie Sterritt, Development Planner
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Site History 

 By-law 5500, zoned the property RM7D4 (Multiple Family Zones) which permitted
apartment buildings

 Building permit applications were issued in 1968 for the construction of 2 apartment
buildings

 June 20, 2007 – Zoning By-law 0225-2007 came into force. The subject lands are
zoned RA3-1 (Apartment Dwellings) which permits apartment buildings, long-term
care buildings and retirement buildings with a FSI range of 0.5 to 1.2

 November 14, 2012, Mississauga Official Plan came into force except for those
site/polices which have been appealed. As no appeals have been filed the policies
of Mississauga Official Plan apply. The subject lands are designated Residential
High Density in the Applewood Neighbourhood Character Area which permits a FSI
range of 0.5 to 1.2
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Summary of Existing and Proposed Mississauga Official Plan Policies and 

Relevant Mississauga Official Plan Policies 

Current Mississauga Official Plan Designation 

The subject property is designated Residential High Density which permits apartment 

dwellings, long-term care dwellings and retirement dwellings. 

Proposed Mississauga Official Plan Amendment 

To amend the floor space index to permit the construction of a 15 storey apartment building and 

a 6 storey apartment building. The existing two apartment buildings will remain. 

Relevant Mississauga Official Plan Policies 

There are numerous policies that apply in reviewing these applications. An overview of some of 

these policies is found below. 

Specific Policies General Intent 
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Section 5.1.7 
Section 5.3.3.2 
Section 5.3.3.3 
Section 5.3.3.8 
Section 5.3.3.11 
Section 5.3.5.1 
Section 5.3.5.2 
Section 5.3.5.3 
Section 5.3.5.5 

Mississauga Official Plan (MOP) will ensure that development in 
Community Nodes will be in a form and density that compliments 
the existing character of historical Nodes. The MOP will protect 
and conserve the character of stable residential Neighbourhoods 
and will not be the focus of intensification. Where higher density 
uses are proposed, they should be located on sites identified by a 
local area review, along Corridors or in conjunction with existing 
apartment sites or commercial centres. Intensification within 
Neighbourhoods may be considered where the proposed 
development is compatible in built form and scale to surrounding 
development, enhances the existing or planned development and 
is consistent with the policies of this Plan. 
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Section 7.2.2 
Section 7.2.4 
Section 7.2.7 

MOP will ensure housing choices in terms of tenure, type, quality 
and quantity. 
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Specific Policies General Intent 
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Section 9.0 
Section 9.1 
Section 9.2 
Section 9.3 
Section 9.4 
Section 9.5 
Section 9.5.1.4 
Section 9.5.1.5 

MOP will ensure that non-intensification areas (Neighbourhoods) 
will experience limited growth and change, limit height to 4 
storeys and will generally not allow for tall buildings. New 
development in Neighbourhoods will respect existing lotting 
patterns, setbacks, minimize overshadowing and overlook on 
adjacent neighbours, incorporate stormwater best management 
practice, preserve existing tree canopy and design the buildings 
to represent the existing scale, massing, character and grades of 
the surrounding area. Heights in excess of 4 storeys will be 
required to demonstrate that an appropriate transition in height 
and built form that respects the surrounding context will be 
achieved. 
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Section 19.5.1 

Section 19.4.3 

This section contains criteria which requires an applicant to 
submit satisfactory planning reports to demonstrate the rationale 
for the proposed amendment as follows: 

 the proposal would not adversely impact or destabilize the
following: the overall intent, goals and objectives of the
Official Plan; and the development and functioning of the
remaining lands which have the same designation, or
neighbouring lands;

 the lands are suitable for the proposed uses, and
compatible with existing and future uses of surrounding
lands;

 there are adequate engineering services, community
infrastructure and multi-modal transportation systems to
support the proposed application;

 a planning rationale with reference to Mississauga Official
Plan policies, other relevant policies, good planning
principles and the merits of the proposed amendment in
comparison with the existing designation has been
provided by the applicant.

To provide consistent planning application of planning and urban 
design principles, all development applications will address, 
among other matters: the impact of the height and form of 
development on adjacent land uses and the relationship of the 
proposed development to the street environment and its 
contribution to an effective and attractive public realm. 
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Specific Policies General Intent 
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Public Realm 
Sections 9.3.1.4, 
9.3.1.7 
Site Development 
and Building 
Sections 
9.5.1, 9.5.1.2, 
9.5.1.5, 9.5.1.8 
9.5.1.9 
Site Development 
Sections 9.5.2.1, 
9.5.2.2, 9.5.2.3 
Buildings Section 
9.5.3.9 

Built form policies with respect to the public realm, site 
development and buildings, to provide direction on ensuring 
compatibility with existing built form, natural heritage features and 
creating an attractive and functional public realm. 

Built form policies with respect to the arrangements of elements 
on the site, including massing and design, safe and comfortable 
environmental for pedestrians, and minimum undue physical and 
visual negative impacts of the development 
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Summary of Existing and Proposed Zoning Provisions 

Existing Zoning By-law Provisions 

RA3-1 (Apartment Dwellings - Exception), which permits apartment dwellings, long-term care 

dwellings and retirement dwellings with an exception for minimum and maximum floor space 

index. 

Proposed Zoning Standards 

Zone Standards Required RA3-1 Zoning By-
law Standards 

Proposed RA3 - Exception 
Zoning By-law Standards 
(based on Concept Plan 
dated October 31, 2017) 

Maximum Floor Space Index 
– Apartment Dwelling Zone

1.2 1.75 

Maximum Height 38.0 m (124.6 ft.) and 12 
storeys 

48.0 m (157.48 ft.) and 15 
storeys 

Minimum exterior side yards 7.5 m (24.6 ft.) for that portion 
of a dwelling with a height less 
than or equal to 13.0 m 
(42.6 ft.) 

7.4 m (24.2 ft.) for that portion 
of a dwelling with a height less 
than or equal to 13.0 m 
(42.6 ft.) 

Minimum exterior side yards 9.5 m (31.1 ft.) for that portion 
of the dwelling with a height 
greater than 20.0 m (65.6 ft.) 
and less than or equal to 
26.0 m (85.3 ft.) 

8.4 m (27.5 ft.) for that portion 
of the dwelling with a height 
greater than 20.0 m (65.6 ft.) 
and less than or equal to 
26.0 m (85.3 ft.) 

Minimum exterior side yards 10.5 m (34.4 ft.) for that portion 
of the dwelling with a height 
greater than 26.0 m (85.3 ft.) 

9.4 m (30.8 ft.) for that portion 
of the dwelling with a height 
greater than 26.0 m (85.3 ft.) 

Maximum project of a 
balcony located above the 
first storey measured from 
the outermost face or faces 
of the building from which the 
balcony projects 

1.0 m (3.2 ft.) 1.5 m (4.9 ft.) 

Required number of parking 
spaces for a rental apartment 
dwelling 

1.0 resident space per 
bachelor unit 

2.0 1.18 resident spaces per 
one-bedroom unit 

3.0 1.36 resident spaces per 
two-bedroom unit 

4.0 1.5 resident spaces per 
three-bedroom unit 

0.67 resident spaces for all 
types of apartment units 

Required number of visitor 
parking spaces for a rental 
apartment dwelling 

0.20 visitor spaces per unit 0.13 visitor spaces per unit 

Note: The provisions listed are based on the applicant's preliminary concept plan and are 
subject to revisions as the plan is further refined. 
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Agency Comments 

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

Agency / Comment Date Comment 

Region of Peel 
(January 8, 2018) 

A satisfactory Functional Servicing Report has been submitted 
and reviewed but is not satisfactory to determine the 
adequacy of the existing services. A single-use demand table 
is required. It should be noted that waste collection will be 
front-end collection and plans should show turning radii and 
turning movements and details of internal waste storage 
areas. 

Dufferin-Peel Catholic 
District School Board  
(January 2, 2018) 
and the  
Peel District School Board 
(January 15, 2018) 

The Dufferin-Peel Catholic District School Board is satisfied 
with the current provision of educational facilities for the 
catchment area in which the subject application is located. 

The Peel District School Board is satisfied with the current 
provision of education facilities at the elementary schools and 
the enrolment is slightly over the capacity for the secondary 
school for the catchment area in which the subject application 
is located. 

In addition, if approved, the Peel District School Board and the 
Dufferin-Peel Catholic District School Board also require 
certain conditions to be added to the applicable Development 
Agreements and to any purchase and sale agreements. 

City Community Services 
Department – Parks and
Forestry Division/Park 
Planning Section 
(January 18, 2018) 

In the event that the application is approved, the Community 
Services Department - Park Planning note the following 
conditions. 

In comments dated January 18, 2018, Community Services 
notes that the proposed development is approximately 150m 
from Bethesda Common (P - 480) which contains a play site. 
The park is zoned "OS1" (Open Space - Community Park). 

Prior to the issuance of building permits for each lot or block 
cash-in-lieu for park or other public recreational purposes is 
required pursuant to Section 42 of the Planning Act. 

City Community Services 
Department – Culture
Division 
(January 4, 2018) 

The City of Mississauga strongly encourages the inclusion of 
public art in developments with greater than 10 000 m2 
(107,642 sq.ft) in gross floor area, with the exception of non-
profit organizations and social housing. Public art helps create 
vibrant public spaces and streetscapes, making the city a 
place people want to live in, work in and visit. Public art refers 
to artwork which is permanent or temporary, in any medium, 
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Agency / Comment Date Comment 

material, media or combination thereof that is planned and 
executed with the specific intention of being sited or staged in 
the public realm and accessible to the public, in general. Such 
works are created, or managed, by a professional artist, 
environmentally integrated or installed, and can be acquired 
by the City through purchase, commission, or donation. 

The applicant is encouraged to include public art near major 
pedestrian walkway connections and/or to make a cash 
contribution to the City’s Public Art Reserve Fund for the 
inclusion of public art near the subject site. The suggested 
contribution is equal to 0.5% (at a minimum) of the Gross 
Construction Costs of the Development. The Gross 
Construction Costs will initially be determined by the 
Owner/Applicant, to the satisfaction of the Planning and 
Building Department. 

City Community Services 
Department – Fire and
Emergency Services 
Division 
(February 22, 2018) 

Fire has reviewed the rezoning application from an emergency 
response perspective and has no concerns; emergency 
response time to the site and water supply available are 
acceptable. 

City Transportation and 
Works Department 
(March 20, 2018) 

The applicant has been requested to provide additional 
technical details and reports in support of the application, as 
follows: 

• Revisions to the Site Plan, Grading Plan, Servicing Plan and
Turning Templates;

• Revisions to the Noise Study, Functional Servicing Report,
Phase I Environmental Site Assessment (ESA) and Traffic
Impact Study;

• A Letter of Reliance for the Phase I ESA;
• A Phase II ESA;
• A Dewatering Plan; and,
• A Draft Reference Plan detailing the future road widening
dedication.

The above aspects will be addressed in detail prior to the 
Recommendation Report. 

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: 

- Canada Post
- Rogers Cable
- GTAA
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Agency / Comment Date Comment 

The following City Departments and external agencies were 
circulated the applications but provided no comments: 

- Alectra
- Enbridge Gas
- City Realty Services
- French School Board
- GTAA
- Trillium Health
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School Accommodation 

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

Board 

 Student Yield:

5 Kindergarten to Grade 6 
22 Grade 7 to Grade 8 
37 Grade 9 to Grade 12 

 School Accommodation:

Brian W. Fleming P.S.

Enrolment: 504 
Capacity: 813 
Portables: 0 

Glenhaven Senior P.S.

Enrolment: 478 
Capacity: 559 
Portables: 0 

Glenforest S.S

Enrolment: 1 115 
Capacity: 1 023 
Portables: 3 

Note:  Capacity reflects the Ministry of 
Education rated capacity, not the Board rated 
capacity, resulting in the requirement of 
portables. 

 Student Yield:

5 Junior Kindergarten to Grade 8 
9 Grade 9 to Grade 12 

 School Accommodation:

St. Alfred Separate School

Enrolment: 420 
Capacity: 444 
Portables: 6 

Philip Pocock S.S.

Enrolment: 1 024 
Capacity: 1 257 
Portables: 5 
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Recommendation Report 

Detailed Planning Analysis 

 

Owner: TC Core GP Inc. & Mustang Equities Inc.  

(Hazelview Investments) 

 

1750 Bloor Street and 3315 Fieldgate Drive 

 

Table of Contents 

 

1. Community Comments .............................................................................................................................................................. 2 

2. Updated Agency and City Department Comments .................................................................................................................... 4 

3. Provincial Policy Statement, 2020 (PPS) and the Growth Plan for the Greater Golden Horseshoe (Growth Plan) 2019 and 

Amendment No. 1 (2020) .......................................................................................................................................................... 6 

4. Consistency with PPS ............................................................................................................................................................... 6 

5. Conformity with Growth Plan ..................................................................................................................................................... 6 

6. Region of Peel Official Plan ....................................................................................................................................................... 7 

7. Mississauga Official Plan (MOP) ............................................................................................................................................... 8 

8. Revised Site Plan and Elevations ............................................................................................................................................ 10 

9. Zoning ..................................................................................................................................................................................... 14 

10. Bonus Zoning .......................................................................................................................................................................... 15 

11. Site Plan ................................................................................................................................................................................. 15 

12. Conclusions ............................................................................................................................................................................ 15 

 



Appendix 2, Page 2 
File:  OZ 17/014 W3 

 

4.4 

1. Community Comments 
 

Through the community and public meetings held, comments 

from the public were generally directed towards height and 

density. Below is a summary and response to the specific 

comments heard. 

 

Comment 

Concern with increased density and height proposed. 

  

Response 

The proposal have been revised from two apartment buildings 

with heights of six and 15 storeys to one apartment building with 

a height of 15 storeys with amenity uses at the mechanical 

penthouse level storeys and a freestanding, one storey amenity 

building.   

 

Comment 

Concern with outdoor amenity areas including noise and lighting 

from the proposed basketball court and location of the dog run 

adjacent to existing townhomes on Kirkwall Crescent. 

  

Response 

The proposed basketball court has been removed and the dog 

run relocated to the existing building along Fieldgate Drive. 

There will be no lights for evening/night play on the outdoor field.  

 

Comment 

Concern with the six storey apartment building located internal 

to the site and the perceived overlook on the townhomes along 

Kirkwall Crescent. 

  

 

Response 

This proposed apartment building was eliminated from the 

proposal.   

 

Comment 

Concern with capacity being exceeded at the neighbourhood 

schools. 

  

Response 

The Peel District School Board and the Dufferin-Peel Catholic 

District School Board were circulated and have both advised 

that there is sufficient capacity for the students that will be 

generated by this proposal. 

 

Comment 

Concern with increased traffic as a result of this development. 

  

Response 

A Traffic Impact Study (TIS) was submitted in support of the 

application which analyzed current and projected traffic 

volumes on the neighbouring street network as a result of the 

proposed development. The Transportation and Works 

Department has determined that the traffic volumes on the 

adjacent road network can be managed and accommodated 

within the original planned capacity. 

 

Comment 

Concern with residents parking on the abutting streets. 
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Response 

The application has submitted a Parking Justification Study, 

which supports a reduction in the parking rates for this proposed 

rental apartment building and indicates that there will be 

sufficient parking on the site to accommodate residents and 

visitors. 

 

Comment 

There will be an increase in noise as a result of the 

development. 

 

 Response 

While there may be some disturbances during construction, 

these impacts will be temporary. In addition, the garbage and 

recycling areas are located within the building and will not 

impact adjacent properties. 

 

Comment 

Concern with the general maintenance of the existing property 

including derelict vehicles and garbage. 

  

Response 

The owners confirmed that the property was recently purchased 

and that they were in the process of addressing a number of 

items including upgrades to the existing buildings, location of 

garbage bins, and removal of non-tenant vehicles from the site. 

The proposal has indoor garbage/recycling rooms. 

 

Comment 

Concern with crime and safety in the area. 

  

 

Response 

The Police Bike Patrol and park security indicated that there are 

no issues with the adjacent Bethesda Park. 

 

Comment 

Concern that the abutting park is currently overcrowded. 

  

Response 

The Community Services Department has indicated that 

residents from the development are served by Bethesda Park 

and Burnhamdale Park. In addition, the applicant is proposing a 

number of amenities on the site, including an indoor pool and 

outdoor playing field for residents. 

 

Comment 

Concern that property values in the neighbourhood will 

decrease. 

  

Response 

This development represents a significant investment in the 

neighbourhood that may translate into further investment.  

Applewood is a diverse and desirable neighbourhood and there 

is no reason to believe that property values will not continue to 

rise over time. 

 

Comment 

Concern with shadow impacts from the proposed buildings on 

the adjoining neighbourhood. 

  

Response 

The proposal has been revised from two apartment buildings (6 

and 15 storeys) to one 15 storey apartment building. The 
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applicant submitted a sun/shadow study prepared by Bousfields 

Inc. that has been reviewed by staff to ensure that the shadow 

impacts on the adjoining lands are not significant.  

 

Comment 

Request for information on the estimated processing time of 

application and the length of time required for construction. 

  

Response 

Development applications typically take 12 to 18 months to 

process. Construction is anticipated to take approximately 

2 years. 

 

Comment 

The proposal will cause disruption when construction occurs on 

the project. 

 

Response 

It is anticipated that there will be some level of disruption to the 

area resulting from construction activity occurring on the subject 

property. A Construction Management Plan will be required 

prior to building activities onsite. Mud tracking will be managed 

through the City’s Lot Grading and Municipal Services 

Protection By-law, and construction will also be subject to the 

City’s Noise Control By-law which regulates the period of time 

when construction equipment can operate in residential areas. 

 

Comment 

Will this development be affordable housing or low income 

housing? 

  

 

Response 

The proposal is providing market rental apartments. 

 

2. Updated Agency and City Department 
Comments 

 

UPDATED AGENCY AND CITY DEPARTMENT COMMENTS 

The applications were circulated to all City departments and 

commenting agencies on February 18, 2021. A summary of the 

comments are contained in the Information Report attached as 

Appendix 1. Below are updated comments. 

 

Transportation and Works Department 

Comments updated April 12, 2021, state that technical reports 

and drawings have been reviewed to ensure that engineering 

matters related to noise, grading, servicing, stormwater 

management, traffic and environmental compliance have been 

satisfactorily addressed to confirm the feasibility of the project, 

in accordance with City requirements. 

 

Noise 

The evaluation of the noise sources that may have an impact 

on this development included road traffic. Noise mitigation will 

be required, the details of which will be confirmed through the 

site plan and building permit processes. Potential noise sources 

that may be generated by the development, including 

mechanical equipment, will be mitigated through the detailed 

design of the building during site plan approval.  

 

 

 



Appendix 2, Page 5 
File:  OZ 17/014 W3 

 

4.4 

Stormwater 

The Functional Servicing, Stormwater Management Report & 

Drainage Proposal Report indicate that an increase in 

stormwater runoff will occur with the redevelopment of the site. 

In order to mitigate the change in impervious area from the 

proposed development and/or impact to the receiving 

watercourse, on-site stormwater management controls for the 

post development discharge is required.  

 

The applicant has demonstrated a satisfactory stormwater 

servicing concept, including a commitment to manage the 

groundwater on-site generated from the proposed underground 

parking, resulting in no impact on the City’s storm sewer system. 

Rainwater harvesting for landscaped areas, an infiltration 

trench, and a bio-swale on-site, are being pursued to achieve 

the water balance and low impact development requirements. 

 

Some additional information is required to satisfy the 

groundwater management strategy, water balance criteria, but 

this requirement and overall refinement of the stormwater 

management report can be addressed prior to site plan 

approval. 

 

Traffic  

A total of four (4) traffic impact study (TIS) submissions were 

provided by Lea Consulting Ltd. in support of the proposed 

development. Each submission was reviewed and audited by 

the City’s Transportation and Works Department. Based on the 

fourth submission, dated October 2020, the study complied with 

the City’s TIS guidelines and was deemed satisfactory. The 

study concluded that the proposed development is anticipated 

to generate 57 (14 in, 43 out) and 65 (42 in, 23 out) two-way site 

trips for the weekday AM and PM peak hours in 2022 

respectively. With the traffic generated by the proposed 

development, the study area intersections and proposed 

vehicular access are expected to operate at acceptable levels 

of service with minimal impact to existing traffic conditions. 

 

Environmental Compliance  

Based on the Phase One Environmental Site Assessment 

(ESA), dated March 22, 2019, prepared by Pinchin, it has been 

determined that no further investigation is required and the site 

meets the applicable standards for the proposed residential 

development.  

 

Transportation and Works is satisfied that the information 

reviewed to date is satisfactory and in accordance with City 

requirements. Additional clauses related with the development 

of the lands will be captured in the related Development 

Agreement prior to zoning by-aw enactment and any 

outstanding items required to facilitate the implementation of the 

zoning by-law can be addressed through the site plan and 

building permit review process. 

 

School Accommodation 

In comments dated April 2020, the Peel District School Board 

and the Dufferin-Peel Catholic District School Board responded 

that they are satisfied with the current provision of educational 

facilities for the catchment area. As such, the school 

accommodation condition, as required by City of Mississauga 

Council Resolution 152-98 pertaining to satisfactory 

arrangements regarding the adequate provision and distribution 

of educational facilities, need not be applied for this 

development application. 
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3. Provincial Policy Statement, 2020 (PPS) 
and the Growth Plan for the Greater 
Golden Horseshoe (Growth Plan) 2019 
and Amendment No. 1 (2020) 

 

The Provincial Policy Statement (PPS) and the Growth Plan for 

the Greater Golden Horseshoe (Growth Plan) provide policy 

direction on matters of provincial interest related to land use 

planning and development and directs the provincial 

government's plan for growth and development that supports 

economic prosperity, protects the environment and helps 

communities achieve a high quality of life. 

 

Both the PPS and the Growth Plan recognize that the official 

plan is the most important vehicle for implementation of these 

policies as "comprehensive, integrated and long-term planning 

is best achieved through official plans". 

 

Under the Planning Act, all planning decisions must be 

consistent with the PPS and conform to the Growth Plan. 

 

4. Consistency with PPS 
 

Section 1.1.3.2 of the PPS requires development to reflect 

"densities and a mix of land uses which efficiently use land and 

resources, are appropriate for and efficiently use infrastructure 

and public service facilities and are transit supportive." Section 

1.1.3.3 of the PPS states that "planning authorities shall identify 

and promote opportunities for intensification and redevelopment 

where this can be accommodated, taking into account existing 

building stock" and Section 1.1.3.4 of the PPS states that 

"appropriate development standards should be promoted which 

facilitate intensification, redevelopment and compact form, 

while maintaining appropriate levels of public health and safety." 

  

Section 5 of Mississauga Official Plan (MOP) (Direct Growth) 

has policies that designate Neighbourhoods as areas where 

intensification may be considered where the proposed 

development is compatible in built form, density and scale to the 

surrounding neighbourhood. The property is within the 

Applewood Neighbourhood Character Area. 

 

Section 9 of MOP (Build a Desirable Urban Form) has a range 

of policies that encourages intensification in Neighbourhoods to 

respect the scale and character of the surrounding area and to 

minimize overshadowing and overlook on adjacent properties. 

 

The amount of intensification proposed as part of the subject 

development supports the general intent of the PPS, the Growth 

Plan and MOP. The proposed development can utilize 

surrounding community infrastructure and has access to 

adequate servicing. 

 

The relevant MOP policies in this report are consistent with the 

PPS. 

 

5. Conformity with Growth Plan 
 

Section 2.2.2.4 b) in the Growth Plan directs municipalities to 

"identify the appropriate type and scale of development in 

intensification areas". It states that intensification areas will be 

planned and designed to "achieve an appropriate transition of 
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built form to adjacent areas". The PPS and Growth Plan indicate 

that development must be governed by appropriate standards 

including density and scale.  

 

Section 5.3.5.2 states that residential intensification within 

Neighbourhoods will generally occur through infilling. 

 

Section 5.3.5.5 states that intensification within 

Neighbourhoods may be considered where the proposed 

development is compatible in built form and scale to 

surrounding development, enhances the existing or planned 

development and is consistent with the policies of this Plan. 

 

Section 9.2.2.3 states that while new development need not 

mirror existing development, new development in 

Neighbourhoods will (c) respect the scale and character of the 

surrounding area; (d) minimize overshadowing and overlook on 

adjacent neighbours; (g) be designed to respect the existing 

scale, massing, character and grades of the surrounding area. 

 

The relevant MOP policies in this report conform with the 

Growth Plan for the Greater Golden Horseshoe. The proposed 

development conforms to the Growth Plan and it is intensifying 

an underutilized high density site and utilizing existing municipal 

infrastructure. 

 

The policies of the Greenbelt Plan and the Parkway Belt Plan 

are not applicable to these applications. 

 

 

6. Region of Peel Official Plan 
 

The subject property is located within the Urban System within 

the Region of Peel. General Objectives in Section 5.3.1 and  

General Policies in Section 5.5 direct development and 

redevelopment to the Urban System to achieve healthy 

complete urban communities that contain living, working and 

recreational opportunities, which respect the natural 

environment, resources and the characteristics of existing 

communities. A future objective is to achieve an urban structure, 

form and densities which are pedestrian-friendly and transit-

supportive.  

 

Section 9.1 of MOP (Introduction – Build a Desirable Urban 

Form) states that urban form refers to the physical layout and 

design of the City. It addresses the natural and built 

environments and influences that lead to successful cities. This 

section emphasizes where growth will be directed and other 

areas where limited growth will occur. It envisions that growth in 

Neighbourhood Areas will respect the scale and character of the 

surrounding area. 

 

The relevant MOP policies in this report are in conformity with 

the Region of Peel Official Plan. The proposed development 

conforms to the ROP as it is an appropriate development that 

efficiently uses land to contribute to housing choices in the 

neighbourhood. 
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7. Mississauga Official Plan (MOP) 
 

The proposal requires an amendment to the Mississauga 

Official Plan Policies for the Applewood Character Area, to 

permit an increase in height and floor space index (FSI). 

Section 19.5.1 of Mississauga Official Plan provides the 

following criteria for evaluating site specific Official Plan 

Amendments: 

 

 Will the proposal adversely impact or destabilize the 

overall intent, goals and objectives of the Official Plan; 

and the development or functioning of the remaining 

lands which have the same designation, or 

neighbouring lands? 

 Are the lands suitable for the proposed uses, and are 

the proposed land uses compatible with existing and 

future uses of the surrounding lands? 

 Are there adequate engineering services, community 

infrastructure and multi-modal transportation systems 

to support the proposed application? 

 Has a planning rationale with reference to Mississauga 

Official Plan policies, other relevant policies, good 

planning principles and the merits of the proposed 

amendment in comparison with the existing 

designation been provided by the applicant? 

 

Planning staff have undertaken an evaluation of the relevant 

policies of the PPS, Growth Plan and MOP, including those 

found in Section 19.5.1 against this proposed development 

application. 

 

The following is an analysis of the key policies and criteria: 

 

Directing Growth 

 

The subject site is located in the Applewood Neighbourhood 

Character Area. Neighbourhoods are stable areas where limited 

growth in anticipated. Development in Neighbourhoods will be 

required to be context sensitive and respect the existing or 

planned character and scale of development. 

 

The subject site is designated Residential High Density, which 

permits apartments. The applicant is proposing to designate the 

site Residential High Density with a Special Site to permit an 

increase in height and floor space index (FSI). The proposal 

meet the objectives of the neighbourhood policies within the 

Applewood Neighbourhood Character Area. 

 

Compatibility with the Neighbourhood 

 

Intensification within Neighbourhoods is to be compatible in built 

form and scale to surrounding development and will be sensitive 

to the existing and planned context. The site is located within 

the Applewood Neighbourhood Character Area. A range of uses 

are permitted in the neighbourhood, including residential and 

commercial uses. The surrounding land uses consist of a gas 

station, commercial plaza and apartments to the north, 

townhomes and a public park to the south, and apartments to 

the east and west of the site.  

 

While the policies of MOP suggest that new development 

should not exceed the height of any existing buildings on the 

property, this rental housing proposal, combines the density 
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proposed in two buildings into one building fronting onto Bloor 

Street that has been sensitively designed to be compatible with 

the two existing 11 storey buildings. This results in a proposal 

that is less visually impactful on the lower density residential 

uses to the south of the subject lands. As well, the applicant is 

proposing a new amenity building as part of the development 

that will provide upgraded recreational uses to existing and 

future residents. The additional apartment building will provide 

new market rental housing stock in this neighbourhood that will 

add to the existing stock and availability of housing choices for 

residents. 

 

In order to limit the impact of the proposed development on the 

existing townhouses and lower density residential uses on 

Kirkwall Crescent, the applicant has reduced the number of 

residential units and revised the original development proposal 

from two apartment building with heights of 6 and 15 storeys, to 

one 15 storey building with amenity uses at the mechanical level 

facing Bloor Street, and a one storey amenity building, which 

incorporates a service building facing Kirkwall Crescent. 

 

The design, scale and location of the amenity/service building 

and its associated landscape buffers and green roof collectively 

limit the impact of the proposed development on the privacy, 

overlook and sun access to the existing lower density residential 

buildings on Kirkwall Crescent.  It will also create new desirable 

views for the existing buildings. The location and design of the 

amenity/service building maintains the existing building 

setbacks, introduces a landscape buffer that is designed to 

enhance the street frontage and a building design that is 

sensitive to the existing character of Kirkwall Crescent. This 

revised proposal achieves an appropriate transition in building 

scale, resulting in a site layout and design that is compatible 

with and enhances the existing character of Kirkwall Crescent. 

 

The proposed 15 storey building maintains an appropriate 

building setback to support a landscape design and building 

entrance location which, together with the removal of the 

existing street facing vehicular drop off associated with the 

existing apartment along Bloor Street, also improves the Bloor 

Street frontage. The proposed apartment building location is off-

set from the long elevation of the existing apartment building 

along Fieldgate Drive in a way that maintains access to the 

improved views created by the proposed amenity/service 

building and the central outdoor amenity area/field. The existing 

building and  proposed building will frame a landscaped outdoor 

space at the corner of Bloor Street and Fieldgate Drive that will 

not only provide an important amenity for the residents and 

pedestrians, but will also enhance the Bloor Street corridor in a 

manner that is consistent with the City’s vision.  

 

Prior to site plan approval, staff will continue to work with the 

applicant to introduce further improvements to the building 

elevations and the composition of exterior finishes that will result 

in an appropriate visual transition relative to the existing 

buildings and the surrounding context. In addition, landscaping 

elements will be brought up to current City standards on the 

entire site. 

 

Based on the above-noted features, the revised development 

proposal is compatible with the surrounding area. 
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Services and Infrastructure 

 

Comments received from the applicable City departments and 

external agencies indicate that the existing infrastructure is 

adequate to support the proposed development. 

 

The Region of Peel has advised that there is adequate water 

and sanitary sewer capacity to service this site.   

 

The site is currently serviced by the following MiWay Transit 

routes: 

 

 Number 3 on Bloor Street 

 

There is a transit stop on Bloor Street at the existing driveway 

into the site that will remain. 

 

The commercial plaza across Bloor Street includes food stores, 

convenience and retail stores, dry cleaners, medical offices, 

commercial schools, pharmacy, laundry facility, hair salon and 

a take-out restaurant. 

 

Bethesda Common Park is a neighbourhood park with a play 

structure abutting the subject property to the south. Two parks, 

Burnhamdale Park (southwest) and Forest Glen Park (north of 

Bloor Street) are both located within 700 m (0.43 miles) of the 

property. 

 

The Burnhamthorpe Community Centre is located 

approximately 1.7 km (1.1 miles) northwest of the property, and 

consists of a gymnasium, multi-purpose rooms indoor pool, 

outdoor rink. 

 

For these reasons, these applications are consistent with MOP, 

the Region of Peel Official Plan, the Growth Plan for the Greater 

Horseshoe and the PPS. 

 

 

8. Revised Site Plan and Elevations 
 

The applicant has provided a revised site plan and elevations 

as follows.
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Site Plan 

15 storeys 
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Revised rendering showing removal of two storeys 
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Revised rendering showing removal of two storeys  
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9. Zoning 
 

The proposed RA3-38 (Apartments - Exception) is appropriate 

to accommodate the proposed 15 storey apartment building 

with a maximum FSI of 1.8 and a total of 204 additional units for 

a total of 566 residential units. 

 

Below is an updated summary of the proposed site specific 

zoning provisions: 

 

Proposed Zoning Regulations 

Zone Regulations 
RA3 Zone 

Regulations 
Proposed RA3-38 Zone 

Regulations 

Maximum floor 
space index (FSI) 

1.2 1.8 

Maximum height 38.0 m (124.7 ft.) 
12 storeys 

54m (177/2 ft.) 
15 storeys 

Setbacks and 
building 
separations will be 
identified on an 
exception schedule 
in accordance with 
the site plan 
drawing 

  

Maximum 
projection of a 
balcony located 
above the first 
storey measured 

from the outermost 
face or faces of the 
building from 
which the balcony 

projects 

1.5 m (4.9 ft.) 2.5 m (8.2 ft.) 

Minimum setback 
from a waste 
enclosure/loading 

10.0 m (32.8 ft.) 7.5 m (24.6 ft.) 

Zone Regulations 
RA3 Zone 

Regulations 
Proposed RA3-38 Zone 

Regulations 

area to a street 
line 

Notwithstanding 
any other 
provisions of this 
By-law, the 
calculation of 
height for 
apartment, long-
term care and 
retirement 
buildings, shall be 

exclusive of 
mechanical or 
architectural 
appurtenances 
such as 
mechanical 
equipment, 
mechanical 
penthouse, 
elevator machine 
rooms, 
telecommunication 
equipment and 
enclosures, 
parapets, turrets, 
cupolas, stairs and 
stair enclosures, 
located on the roof 
of a dwelling 
provided that the 
maximum height of 
the top of such 
elements is no 
higher than 8.5 m 
above the height 
limit otherwise 
applicable. 

  

Amenity uses will 
be permitted at the 

 √ 
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Zone Regulations 
RA3 Zone 

Regulations 
Proposed RA3-38 Zone 

Regulations 

mechanical 
penthouse level 

Minimum number 
of resident parking 
spaces per rental 

apartment 
dwelling unit 

1.18 per 1 bedroom 
unit 

1.16 per 2 bedroom 
unit 

1.50 per 3 bedroom 
unit 

0.80 

Minimum number 
of visitor parking 
spaces per rental 

apartment 
dwelling unit 

0.25 0.09 

 

In addition to the regulations listed, other minor and technical 

variations to the implementing by-law may also apply, 

including changes that may take place before Council adoption 

of the by-law, should the application be approved. 

 

10. Bonus Zoning 
 

Council adopted Corporate Policy and Procedure 07-03-01 – 

Bonus Zoning on September 26, 2012. In accordance with 

Section 37 of the Planning Act and policies contained in the 

Official Plan, this policy enables the City to secure community 

benefits when increases in permitted height and/or density are 

deemed to be good planning by Council through the approval of 

a development application. 

 

The subject lands are currently zoned RA3-1 (Apartments – 

Exception) which permits apartments. The RA3-1 zone allows 

buildings up to12 storeys and a maximum floor spaces index 

(FSI) of 1.2. The applicant is seeking to permit a 15 storey 

apartment building, in addition to the existing two 11 storey 

apartments with a proposed FSI of 1.8. As the project is higher 

than what is permitted on the site, it meets the minimum 

threshold for a Section 37 contribution.  

 

11. Site Plan 
 

Prior to development of the lands, the applicant will be required 

to obtain site plan approval. A site plan application has been 

submitted for the proposed development under File SP 20-129 

W3. 

 

While the applicant has worked with City departments to 

address many site plan related issues through review of the 

rezoning concept plan, further revisions will be needed to 

confirm fire servicing distances, lighting plan, noise and wind 

migration measures. In addition, staff will continue to work with 

the applicant to introduce further improvements to the building 

elevations and the composition of exterior finishes that will result 

in an appropriate visual transition relative to the existing 

buildings and the surrounding context. 

 

12. Conclusions 
 

In conclusion, City staff has evaluated the applications to permit 

a 15 storey apartment building and one storey amenity/service 

building against the Provincial Policy Statement, the Growth 

Plan for the Greater Golden Horseshoe, Region of Peel Official 

Plan and Mississauga Official Plan. 
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The site is located within the Applewood Neighbourhood 

Character Area on the southeast corner of Bloor Street and 

Fieldgate Drive.  

 

The applications seek to intensify rental residential uses on an 

existing rental apartment site. The redevelopment of this site will 

add new rental stock to the neighbourhood and support a mix 

of housing types and tenures. Further, it will result in an overall 

upgrade to the site in terms of recreational amenities and 

landscaping.  

 

Staff are of the opinion that the applications are consistent with 

and conform to Provincial, Region and City planning 

instruments. Staff have no objection to the approval of the 

official plan and rezoning applications subject to the 

recommendations provided in the staff report. 

 

The proposed official plan amendment and rezoning are 

acceptable from a planning standpoint and should be approved.  



 

 

Subject 
INFORMATION STATUS REPORT AND REMOVAL OF THE "H" HOLDING PROVISION 

FROM ZONING BY-LAW 0225-2007 REPORT (WARD 4) 

Application to remove the "H" holding provision to permit four apartment buildings  

(60, 31, 42, and 72 storeys) atop a mixed use podium and new public street 

135, 151 and 181 City Centre Drive, North side of Burnhamthorpe Road West,  

east of Duke of York Boulevard 

Owner: Camcentre Holdings Inc. 

File: H-OZ 19/003 W4 

 

Recommendation 
That the report dated June 4, 2021, from the Commissioner of Planning and Building outlining 

the details of the proposed development and recommending approval of the removal of the "H" 

holding provision application from the text of By-law 0225-2007 and the "H" symbol from the 

zoning map, under File H-OZ 19/003 W4, Camcentre Holdings Inc., 135, 151 and 181 City 

Centre Drive, be adopted and that the Planning and Building Department be authorized to 

prepare the by-law for Council's passage. 

 

Background 
The current zoning for the subject lands came into force and effect on June 20, 2007, as part of 

Council’s approval of city wide Zoning By-law 0025-2007.  This approval zoned the subject 

lands H-CC2(2), with the “H” provision requiring the execution of a Development Agreement 

before the holding provision can be removed from the site. 

 

The current official plan and zoning by-law permissions for the site allow for unlimited height and 

density and a mix of residential and commercial uses. 

 

Appendix 1 provides detailed information on the area context, proposed development and 

planning regulations. 

Date: June 4, 2021 
  
To: Chair and Members of Planning and Development 

Committee 
 

From: Andrew Whittemore, M.U.R.P., Commissioner of 
Planning & Building 

Originator’s file: 
H-OZ 19/003 W4 
 

Meeting date: 
June 28, 2021 

4.5 



Planning and Development Committee 
 

2021/06/04 2 
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Upon removal of the “H” holding provision, the lands are to be developed for four apartment 

buildings (60, 31, 42 and 72 storeys) atop a mixed use podium and new public street (The 

Exchange). There is a wide mix of uses proposed to help activate, enliven and achieve the 

City’s main street vision for the Exchange District, including 5,092 m2 (54,810 ft2) of office, 2,093 

m2 (22,529 ft2) of hotel space, 5,056 m2 (54,422 ft2) of retail along the street frontages, around a 

private open space at the secrond storey podium and a roof-top restaurant on tower 3 (41st 

Floor). 

 

Comments 
Section 36 of the Planning Act provides the legislative framework for a municipality to add and 

remove an "H" holding provision. A formal public meeting is not required; however notice of 

Council's intention to pass the amending by-law must be given to all landowners within 120 m 

(400 ft.) to which the proposed amending by-law would apply. Notice was given to all affected 

landowners by pre-paid first class mail for this application. 

 

The conditions for removing the "H" holding provision will be fulfilled as follows: 

 

 The owner will execute and enter into a Development Agreement, satisfactory to The 

Corporation of the City of Mississauga, addressing and agreeing to, amongst other things, 

the installation or placement of all required municipal works, municipal walkways, land 

dedications and the provision of required securities. 

 

This agreement must be complete and approved by Council prior to Council’s approval of the 

by-law to remove the “H” holding symbol. 

 

It is anticipated that the Development Agreement will be finalized and brought to Council in 

summer/fall 2021, and then the by-law may follow to remove the “H” holding provision. The 

development agreement will address the installation of the streetscape abutting the 

development along City Centre Drive and Burnhamthorpe Road West (street trees, unit paving, 

benches, waste receptacles, street lighting), the construction of a new public street (The 

Exchange/main street), and the provision of securities to ensure the required works are 

completed. An interim lifting of ‘H’ may be granted for below ground works only, if appropriate 

securities/agreement are acquired from the applicant to the satisfaction of the Commissioner of 

Planning and Building. 

 

Financial Impact 
All fees paid by developers are strictly governed by legislation, regulation and City by-laws. 

Fees are required to be paid prior to application approval, except where otherwise may be 

prescribed. These include those due to the City of Mississauga as well as any other external 

agency.  

 

4.5 



Planning and Development Committee 
 

2021/06/04 3 

Originator’s file: HOZ 19/003 W4 
 

Conclusion 
The conditions to remove the "H" holding provision will soon be satisfied. The "H" holding 

provision can be removed from the by-law and the "H" holding symbol can be removed from the 

zoning map once the Development Agreement has been executed. 

 

Attachments 
Appendix 1: Detailed Information 

 

 

 

 

 

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building 

 

Prepared by:  Jonathan Famme, Development Planner 
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Detailed Information 

Owner: Camcentre Holdings Inc. 

135, 151 and 181 City Centre Drive
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1. Proposed Development 

The applicant proposes to develop the lands with four apartment 

buildings (60, 31, 42 and 72 storeys), atop a mixed use podium, 

and a new public street (The Exchange). There is a wide mix of 

uses proposed to help activate, enliven and achieve the City’s 

main street vision for the Exchange District, including 5,092 m2 

(54,810 ft2) of office, 2,093 m2 (22,529 ft2) of hotel space, 5,056 

m2 (54,422 ft2) of retail both along the street frontages, around 

a private open space at the second storey podium and roof-top 

restaurant on tower 3 (41st Floor). 

 

The official plan and zoning by-law permit the proposed 

development, and an application is only required to lift the “H” 

Holding Symbol from the Zoning to allow for building permit 

issuance. As a condition of the Removal of the “H” Holding 

Symbol, the applicant will reconstruct the Burnhamthorpe Road 

West and City Centre Drive streetscapes abutting the 

development, and construct the extension of The Exchange 

from City Centre Drive to Burnhamthorpe Road West, as a new 

public road. 

 

Development Proposal 

Application 
submitted: 

Received: April 18, 2019 
Deemed complete: May 1, 2019 

Developer/ 
Owner: 

Camcentre Holdings Inc. 

Applicant: Glen Schnarr & Associates Inc. 

Number of units: 855 units (Phase 1) 
440 units (Phase 2 

Development Proposal 

672 (Phase 3) 

Existing Gross Floor 
Area: 
 

Vacant (office demolished) 

Proposed Residential 
Gross Floor Area: 

71,847 m2  (773,355 ft2) (Phase 1) 
34,203 m2  (368,158 ft2) (Phase 2) 
54,975 m2  (591,746 ft2) (Phase 3) 

Proposed Commercial 
Gross Floor Area: 

1,541 m2  (16,587 ft2) (Phase 1 retail) 
2,652 m2  (28,546 ft2) (Phase 1 office) 
2,093 m2  (22,529 ft2) (Phase 1 hotel) 
2,446 m2  (26,329 ft2) (Phase 2 retail) 
1,069 m2  (11,507 ft2) (Phase 3 retail) 
2,440 m2  (26,264 ft2) (Phase 3 office) 

Height: 60 and 31 storeys (Phase 1) 
42 storeys (Phase 2) 
72 storeys (Phase 3) 

Floor Space Index: 16.05 

Indoor Amenity Area: 1,867 m2 (20,096 ft2) (Phase 1) 
1,611 m2 (17,341 ft2) (Phase 2 & 3) 

Outdoor Amenity Area:  1,136 m2 (12,228 ft2) (Phase 1) 
826 m2 (8,891 ft2) (Phase 2 & 3) 

Anticipated Population: 1,872* (Phase 1) 
963* (Phase 2) 
1,472 (Phase 3) 
*Average household sizes for all units 
(by type) based on the 2016 Census 

Parking: 
 
Resident spaces 
Visitor/retail/office 
Hotel 
Total 

Required 

(Ph. 1)     (Ph. 2) 
  713          374 
  129            66 
  13 
  855          440 

Provided 

(Ph. 1)     (Ph. 2) 

  532          374 
  101          167 
 
  633*         541 

 

* 222 spaces provided off-site as per C of A approval A-294/20
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Concept Plan and Renderings 
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Master Concept Plan 

                                 
 

Renderings 
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Renderings 

 

 

 



Appendix 1, Page 6 
File:  H-OZ 19/003 W4 

 

4.5 

2. Site Description 

Site Information 

 

The property is located within the Downtown Core, on the north 

side of Burnhamthorpe Road West, east of Duke of York 

Boulevard. The subject lands are currently vacant. 

 

 
Aerial Photo of 135, 151 and 181 City Centre Drive 

 

 

Property Size and Use 

Frontage: Approx.137 m (449 ft.) 

Depth: Irregular - Approx.96 m 
(315 ft.) 

Gross Lot Area: 1.31 ha (3.24 ac.) 

Existing Uses: Vacant 

 

 
Image of existing conditions facing north from 

Burnhamthorpe Road West 
 

3. Site Context 
 

Surrounding Land Uses 

 

The area contains a mix of high density residential apartments, 

office buildings, civic uses, Celebration Square, and Square 

One mall. 

 

The surrounding land uses are: 

 

North:  Square One mall, surface parking, and parking 

 garage 

East: vacant land, office buildings 
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South: vacant lands, Fairview Public School, and apartment 

buildings 

West:  office building, surface parking, Celebration Square, 

Central Library and City Hall. 

 

Neighbourhood Context 
 
The subject property is located north of Burnhamthorpe Road 

West and east of Duke of York Boulevard in The Exchange 

(main street) District. Mississauga’s Downtown Core is evolving 

from a suburban car-oriented centre into a vibrant, urban 

downtown that serves as the commercial, business and cultural 

centre of Mississauga. The Downtown Core consists of high 

density residential developments, office buildings, mixed use 

developments, parks, post-secondary institutional and cultural 

facilities, civic uses and recreational and entertainment uses 

developed around the periphery of the Square One Shopping 

Centre. The Downtown is developing with mixed use buildings 

and smaller more walkable blocks with a focus on the 

pedestrian experience. 

 

The Downtown21 Master Plan and the City’s Official Plan 

envision the Exchange District as the heart of the Downtown 

Core, with a broad mix of active street level retail, restaurants, 

cafes, patios and entertainment facilities and a mix of uses 

above. The District is to be a vibrant, walkable place that is 

active at all times of the day. The Exchange District is intended 

to bring together the commercial activity of the north, the civic 

district to the west, the office uses to the east, and the 

residential developments to the south. 

 

 

Additional investment is being made to public transit in the 

Downtown, including the Light Rail Transit (LRT) system along 

Hurontario Street and into the core. The Bus Rapid Transit 

(BRT) system serves the Downtown Core connecting it with 

areas to both the east and west. The focus for local and 

interregional public transit is in the area of Rathburn Road West 

and Station Gate Road and consists of the City Centre Transit 

Terminal and GO station. The Downtown Core will develop as 

a key mobility hub within the Greater Toronto Area given the 

ongoing commitment to public transit infrastructure and the 

extensive number of transit supportive development projects. 

 

 

 

 
Aerial Photo of 135, 151 and 181 City Centre Drive 
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Other Development Applications 

 

The following development applications are in process in the 

immediate vicinity of the subject property: 

 

 Directly east of the subject lands at the southwest corner 

of City Centre Drive and Kariya Gate - File H-OZ 19/012 

W4 and SP 20-6 W4 – 97-101 City Centre Drive – 

applications by Oxford Properties for removal of “H” 

Holding Symbol and site plan for two towers (55 and 65 

storeys) atop a mixed use podium containing 1,308 units 

and 1,977 m2 (21,280 ft2) of retail commercial. The 

applications are currently under review. 

 

4. Summary of Regulations and Proposed 

Amendments 
 

Mississauga Official Plan 

 

Existing Designation 

The lands are located within the Downtown Core and are 

designated Downtown Mixed Use. The Downtown Mixed Use 

designation permits all forms of high density residential 

development, offices, retail commercial uses, civic and cultural 

facilities, hotel and conference facilities, restaurants, 

entertainment facilities, community infrastructure and parkland. 

 

(Note: There is no change to the Official Plan or designations). 

 

 

 

 
Excerpt of Downtown Core Character Area 

 

Mississauga Zoning By-law 

 

Existing Zoning 

The subject property is currently zoned H-CC2(2) (Downtown 

Core – Mixed Use), which restricts development until an 

executed servicing and development agreement is entered into 

for all required municipal works including streetscape 

improvements, provision of parkland, and posting of securities. 

 

Once the “H” holding provision is lifted, CC2(2) permits 

apartment dwellings, long-term care dwellings and retirement 

dwellings, offices, medical offices, hotels, restaurants and retail 

commercial uses. 
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Excerpt of Zoning Map 29 
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