Notes:
Existing policies are shown in the black text; proposed
new changes are shown in the red text; proposed
deletions to existing policies are shown as strike-euts; a
round the policies/maps means that they will be
implemented through the City’s Major Transit Station
Area official plan amendment. Text highlighted in yellow
indicate a change from the draft official plan amendment
presented to Planning and Development Committee on
May 30, 2022.

5.4.16 Dundas Street Corridor

Dundas Street will continue its evolution towards a
dynamic, urban, mixed-use corridor with multiple
options for mobility including walking, cycling, and
rapid transit. It will have a mix of residential,
commercial and employment uses within a
predominantly mid-rise built form with active
storefronts, community facilities, public service
facilities, integrated open spaces and amenities that
result in an enhanced pedestrian experience. New
public streets and pedestrian connections will be
introduced to create smaller walkable blocks and
multiple routes to key destinations.

Building heights will vary along the Corridor to
reflect the City Structure and to visually emphasize
key intersections. Buildings with the greatest
heights will be located in proximity to the Dixie GO
station area where several rapid transit lines
intersect. The tallest mid-rise buildings will be
located at the intersections of, Winston Churchill,
Erin Mills, Erindale Station, and Cawthra, with lower
building heights in between these areas.

The Dundas Street Corridor will see growth in
population and employment, while respecting
existing communities, businesses, and industries.
Development along the Corridor will support existing
employment uses and industries. Not all lands along
the Corridor will be able to accommodate the

Erindale’s¢

r-r-...q_ ]

»%Aﬁ‘ﬁﬁ:ﬁ
1
i

Dundas St}Wj

Appen%& 5

introduction of new sensitive land uses such as
residential, due to land use compatibility issues.

Policies shown in a text box are Protected Major
Transit Station Area policies in accordance with
the Planning Act. The Protected Major Transit
Station Area policies of this section will not come
into force and effect until the Major Transit Station
Area policies of the Region of Peel Official Plan
adopted by Region of Peel By-law 20-2022 is
approved by the Minister of Municipal Affairs and
Housing, and Mississauga Official Plan Amendment
No. 144 is in force and effect.

In the event of a conflict between the policies of the
Region of Peel Official Plan as adopted by Region of
Peel By-law 20-2022 and the policies of Mississauga
Official Plan Amendment No. 142, the Region of
Peel Official Plan policies will prevail.

5.4.16.1 Lands within the Dundas Street Corridor
correspond to the delineated boundaries of the Major
Transit Station Areas located along Dundas Street
extending from the City of Toronto in the east to the
Town of Oakville in the west as shown on Map 5-2.

5.4.16.2 Development will contribute to the creation
of a predominantly mid-rise corridor, where
approepriate, with maximum building heights of 12
storeys except in key locations where additional
heights are permitted, up to a maximum of 25
storeys. Specific height requirements for the
corridor are identified in the Major Transit Station
Area section of this Plan.
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5.4.16.3 Development will be designed and located
to:

a. ensure sufficient minimum ground floor
building heights to accommodate changes
in uses over time;
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b. incorporate podiums that are generally a
minimum of 3 storeys and a maximum of
six storeys except where the building height
is 9 storeys or less;

c. introduce flexible ground floor non-
residential spaces that are easily convertible
to accommodate a diverse range of
businesses that promote the vibrancy of
Dundas Street;

d. achieve a consistent streetwall with building
indentations provided as visual relief;

e. promote active frontages in mixed-use
buildings with ground floor uses that
animate the street;

f. prohibit surface parking between a building
and the street;

g. incorporate underground parking and for
above grade structured parking, completely
screen it by active uses along street
frontages;

h. achieve transition to surrounding lands
designated low density residential through
angular plane provisions;

i. incorporate stepbacks between the podium
and the tower portion of the building
fronting Dundas Street;

j. maintain minimum separation distances
between buildings to ensure sufficient
access to sunlight, sky views and privacy;
and

k. achieve noise attenuation of common
private outdoor amenity areas through site
design, building design and location, instead
of noise walls.

5.4.16.4 Land use compatibility assessments will be
required to determine the suitability of sensitive land
uses, such as residential, in proximity to
employment areas.

5.4.16.45 Intensification and development on lands
within the regulatory storm flood plain posing an
unacceptable risk will not be permitted prior to the
completion of City-initiated flood studies and the
construction of recommended mitigation measures,
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where necessary to the satisfaction of the City and
the conservation authority.

5.4.16.56 An expanded parkland and open space
system will provide green, safe, attractive public
spaces that include a range of social and recreation
activities, as well as connections to the Etobicoke
Valley, Culham and Glen Erin Trail systems. The
exact location, configuration, size and design of
future parks will be determined through the
development application process.

5.4.16.67 The road network will be expanded to
provide increased connectivity, a fine grained multi-
modal transportation network, and encourage multi-
modal access as shown conceptually in Figures 5-
16.1 and 5-16.2, where:

a. the design, access requirements and
public/private responsibilities for roads and
pedestrian connections will be determined
through the development application process;

b. smaller development blocks are created with
new roads and pedestrian connections; and

c. pedestrian and cycling connections to transit
facilities will be prioritized.
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Figure 5-16.1: Conceptual road network expansion within and adjacent to the Dundas Street corridor east of Hurontario Street.
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Figure 5-16.2: Conceptual road network expansion within and adjacent to the Dundas Street corridor west of Hurontario Street.
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11 General Land Use Designations

11.1 Introduction

The use and development of land will reflect all
components of the Urban System: The Green
System; City Structure and Corridors. Part Three is
organized by the elements of the City Structure, as
shown on Schedule 1b: Urban System - City
Structure. These elements are:

e Downtown;

e Major Nodes;

e Community Nodes;

e (Corporate Centres;

e Neighbourhoods;

e Employment Areas; and
e Special Purpose Areas.

General policies applicable city wide for all land use
designations are included in this chapter. Chapters
12 to 18 contain modifications to the general policies
specific to each of the above City Structure elements.
These modifications may add or delete permitted
uses.

Mississauga is also divided into a series of Character
Areas, the boundaries of which are shown on
Schedule 9. Chapters 12 to 18 also contain policies
regarding Character Areas where the general policies
may be further modified. Therefore, to determine
permitted land uses, the policies of Chapter 11 must
be read in conjunction with the policies in Chapters
12 to 18. Uses permitted in Chapters 11 to 18 will be

permitted provided that all other policies of this Plan
are met.

Local area plans are part of this Plan. A local area plan
may be prepared for all or parts of Character Areas,
Corridors or Major Transit Station Areas and are
not necessarily coincident with the boundaries of
these areas. A local area plan will contain general and
detailed policies which elaborate on, or provide
exception to the policies or schedules of this
document, for the area to which it applies.

Schedule 10: Land Use Designations, identifies the
uses of land permitted by Mississauga Official Plan
and will be read in conjunction with Schedule 1b:
Urban System - City Structure, as well as all other
policies of this Plan. In the event of a conflict, the land
use designations on Schedule 10 take precedence
over the City Structure policies, and describe in detail
the individual characteristics and policies that are
distinct to each designation. Character Areas policies
and local area plans are to be read in conjunction with
all other policies of this Plan and take precedence in
the event of a conflict.

Policies shown in a text box are Protected Major
Transit Station Area policies in accordance with the
Planning Act. The Protected Major Transit Station
Area policies of this section will not come into force
and effect until the Major Transit Station Area policies
of the Region of Peel Official Plan adopted by Region
of Peel By-law 20-2022 is approved by the Minister
of Municipal Affairs and Housing, and Mississauga
Official Plan Amendment No. 144 is in force and
effect.

In the event of a conflict between the policies of the
Region of Peel Official Plan as adopted by Region of
Peel By-law 20-2022 and the policies of Mississauga
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Official Plan Amendment No. 142, the Region of
Peel Official Plan policies will prevail.

11.2.7 Mixed Use Limited

11.2.7.1 Lands designated Mixed Use Limited will
permit all uses within the Mixed Use Designation,
except:

a. sensitive land uses, including residential; and
b. drive-through facilities.

11.2.7.2 Notwithstanding the policies of this Plan,
existing drive-through facilities will be permitted as
they existed on the day these policies come into
effect.

11.2.7.3 taseme-areas; Rresidential uses and other
sensitive land uses may be eensidered permitted
without amendment to this Plan where the use:

a. s appropriate in accordance with the policies of
this Plan;

b. can be appropriately designed, buffered and/or
separated from Employment Areas and/or major
facilities;

c. is not impacted by adverse effects from air,
vibration, noise, dust, odour and other fugitive
emissions;

d. does not pose a risk to public health and safety;

e. prevents or mitigates negative impacts and
minimizes the risk of complaints;

f.  has regard for City land requirements relating to
hazard land identified through flood mitigation
studies;

g. does not compromise the ability of existing
nearby employment uses to comply with
environmental approvals, registrations,
legislations, regulations and guidelines; and

h. permits Employment Areas to be developed for
their intended purpose.

5.7

11.2.7.5 The introduction of sensitive land uses,
such as residential, should not negatively impact the
continued viability of existing nearby businesses and
industries.

11.2.7.6 Development on lands within a floodplain,
will not be permitted prior to the completion of City-
initiated flood studies and the construction of
recommended mitigation measures where
necessary.

11.2.7.7 A holding provision may be placed on lands
where the ultimate desired use of the lands is
specified but development cannot proceed until
conditions set out in this Plan, or in an implementing
by-law, are satisfied.

11.2.7.8 Conditions to be met prior to the removal of
a holding provision, include but are not limited to the
following:

a. acceptance of compatibility assessments, as
identified by the City;

b. acceptance of flood mitigation
recommendations; and

c. all flood remedial works are complete and
deemed functional to the satisfaction of the City,
conservation authority, the Province and other
regulatory bodies.

11.2.78 Office

11.2.48.1 In addition to the Uses Permitted in
all Designations, lands designated Office will also
permit the following uses:

c. major office;
d. secondary office; and
€. accessory uses.

11.2.48.2 Accessory uses will generally be
limited to a maximum of 20% of the total Gross Floor
Area.
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11.2.78.3 All accessory uses should be on the
same lot and clearly subordinate to the functioning of
the permitted use.

9

11.2.89.1
all Designations, lands designated Institutional will
also permit the following uses:

In addition to the Uses Permitted in

a. hospital;
b. post-secondary educational facility;

c. residential dwellings associated with an
institutional use; and

d. accessory uses.

11.2.89.2 Institutional uses will be located in
Intensification Areas or on a Corridor.

11.2.89.3 Institutional uses will be located and
designed to minimize adverse effects on adjoining
residential areas.

11.2.89.4 Accessory uses should generally be
limited to a maximum of 20% of the total Gross Floor
Area (GFA) and should be on the same lot, clearly
subordinate to the functioning of the permitted use.

11.2.89.5 A cogeneration facility will be
permitted as an accessory use.

10

11.2.810.1
all Designations, lands designated Convenience
Commercial will also permit the following uses:

In addition to the Uses Permitted in

a. commercial parking facility;

b. entertainment, recreation and sports facilities;
c. financial institution;

d. gas bar;

e. personal service establishment;

5.7

f. residential; in conjunction with other permitted
uses;

g. restaurant;
h. retail store; and
secondary office.

11.2.-810.2 Gas bars will be permitted provided
they are adjacent to a Corridor.

11.2.810.3 Residential uses will be permitted in
the same building with another permitted use but
dwelling units will not be permitted on the ground
floor.

11.2.810.4
permitted on the ground floor frontage.

Residential uses will not be

11.2.810.5
permitted in combination with a gas bar.

Residential uses will not be

11.2.810.6 Notwithstanding the policies of this
Plan, existing drive-through facilities will be permitted
as they existed on the day these policies come into
effect.

11.2.810.7 Zoning by-law amendments will be
required for new drive-through facilities in
Intensification Areas and may be permitted where it
can be demonstrated that the drive-through facility
will not interfere with the intended function and form
of the Character Area. Such applications may be
permitted in circumstances where the location,
design and function of the drive-through facility
achieves the intent of the Plan, including, but not
limited to, policies regarding the following:

a. minimum height;

b. minimal building setback;

c. continuity of the planned built form;

d. continuity and character of the streetscape;

e. no driveways or parking areas between the
building and the street;

f. active facades that address principal street
frontages, and
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g. the provision for pedestrian movement into and
through the site.

The application will address, among other matters,
the nature of surrounding uses, the specific location
of the site within the Character Area, and
opportunities for the integration of the drive-through
facility with other uses within the development.

11.2.810.8 Drive-through  facilities may be
permitted in non-intensification areas, provided that
the proposed development does not interfere with
the intended function and form of these Character
Areas. Drive-through facilities may be permitted
where the location, design and function of the drive-
through facility achieves the intent of the Plan and
adequately addresses to the satisfaction of the City,
among other matters, the nature of surrounding
areas, compatibility with surrounding uses, the
specific location of the site within the Character Area
and opportunities for the integration of the drive-
through facility with other uses within the
development.

1

11.2.4811.1
all Designations, lands designated Motor Vehicle
Commercial will also permit the following uses:

In addition to the Uses Permitted in

a. gas bar,;

b. motor vehicle repair;

c. motor vehicle service station; and
d. motor vehicle wash.

11.24811.2 Retail stores and take-out
restaurants which may include a drive-through facility
will be permitted accessory to Motor Vehicle
Commercial uses.

11.24811.3 Motor Vehicle Commercial uses will
be encouraged to locate at intersections, except
where such locations are important or sensitive in
terms of city image, area character, streetscape or
significant natural features.

5.7

11.24811.4 Motor Vehicle Commercial uses will
be discouraged as single uses at important
intersections and should be integrated with other
commercial development.

11.2.4811.5 Generally more than one Motor
Vehicle Commercial use at any intersection will be
discouraged. However, a maximum of two Motor
Vehicle Commercial uses may be permitted at any
intersection. When two Motor Vehicle Commercial
uses locate at the same intersection they are
encouraged to locate at diagonally opposite corners,
where feasible.

11.2.4811.6 Motor Vehicle Commercial uses
along the same street are encouraged to locate on
alternate sides of the street.

12

11.2.4412.1
all  Designations, lands designated Business
Employment will also permit the following uses:

In addition to the Uses Permitted in

a. adult entertainment establishment;

b. animal boarding establishment which may
include outdoor facilities;

c. banquet hall;
d. body rub establishment;

e. broadcasting, communication and utility rights-of-
way,

f. cardlock fuel dispensing facility;
g. commercial parking facility;
h. commercial school;
conference centre;
j. entertainment, recreation and sports facilities;
k. financial institution;
| funeral establishment;

m. manufacturing;
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n. Motor Vehicle Commercial,

0. motor vehicle body repair facilities;
p. motor vehicle rental;

g. overnight accommodation;

r. research and development;

s. restaurant;

t. secondary office;

u. self storage facility;

v. transportation facilities;

w. trucking terminals;

X. warehousing, distributing and wholesaling;

y. waste processing stations or waste transfer
stations and composting facilities; and

Z. accessory uses.

11.24412.2 The maximum floor space index
(FSI) for secondary offices is 1.0.

11.2.4412.3 Permitted uses will operate mainly
within enclosed buildings.

11.24412.4 Accessory uses will generally be
limited to a maximum of 20% of the total Gross Floor
Area.

11244125 All accessory uses should be on the
same lot and clearly subordinate to and directly
related to the functioning of the permitted use.

11.244+12.6 Notwithstanding the policies of this
Plan, existing drive-through facilities will be permitted
as they existed on the day these policies come into
effect.

11.2.4412.7
required for new drive-through facilities in
Intensification Areas and may be permitted where it
can be demonstrated that the drive-through facility
will not interfere with the intended function and form
of the Character Area. Such applications may be
permitted in circumstances where the location,

Zoning by-law amendments will be

5.7

design and function of the drive-through facility
achieves the intent of the Plan, including, but not
limited to, policies regarding the following:

a. minimum height;

b. minimal building setback;

c. continuity of the planned built form;

d. continuity and character of the streetscape;

e. no driveways or parking areas between the
building and the street;

f. active facades that address principal street
frontages, and

g. the provision for pedestrian movement into and
through the site.

The application will address, among other matters,
the nature of surrounding uses, the specific location
of the site within the Character Area, and
opportunities for the integration of the drive-through
facility with other uses within the development.

11.2.4412.8 Drive-through  facilities may be
permitted in non-intensification areas, provided that
the proposed development does not interfere with
the intended function and form of these Character
Areas. Drive-through facilities may be permitted
where the location, design and function of the drive-
through facility achieves the intent of the Plan and
adequately addresses to the satisfaction of the City,
among other matters, the nature of surrounding
areas, compatibility with surrounding uses, the
specific location of the site within the Character Area,
and opportunities for the integration of thedrive-
through facility with other wuses within the
development.

13

11.2.4213.1 In addition to the Uses Permitted in
all Designations, lands designated Industrial will also
permit the following uses:

a. adult entertainment establishment;
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b. animal boarding establishment which may
include an outdoor facility;

c. banquet hall;
d. body rub establishment;

e. broadcasting, communication and utility rights-of-
way;

f. cardlock fuel dispensing facility;

g. commercial school;

h. conference centre;

i. entertainment, recreation and sports facilities;
j. financial institution;

k. funeral establishment;

|.  major power generating facility;

m. manufacturing;

n. motor vehicle body repair facility;

0. Motor Vehicle Commercial uses;

p. motor vehicle rental facility;

g. outdoor storage and display area,;

r. overnight accommodation;

s. research and development;

t. restaurant;

u. secondary office,

v. self storage facility;

w. transportation facility;

X. trucking terminal;

y. warehousing, distributing and wholesaling;

z. waste processing stations or waste transfer
stations and composting facilities; and

aa. accessory uses.

5.7

11.2.4213.2
(FSI) for secondary offices is 0.5.

The maximum floor space index

11.2.4213.3 Accessory uses will generally be
limited to a maximum of 20% of the total Gross Floor
Area.

11.2.4213.4 All accessory uses should be on the

same lot and clearly subordinate to and directly
related to the functioning of the permitted use.

11.2.4213.5 Notwithstanding the policies of this
Plan, existing drive-through facilities will be permitted
as they existed on the day these policies come into
effect.

11.2.4213.6 Zoning by-law amendments will be
required for new drive-through facilities in
Intensification Areas and may be permitted where it
can be demonstrated that the drive-through facility
will not interfere with the intended function and form
of the Character Area. Such applications may be
permitted in circumstances where the location,
design and function of the drive-through facility
achieves the intent of the Plan, including, but not
limited to, policies regarding the following:

a. minimum height;

b. minimal building setback;

c. continuity of the planned built form;

d. continuity and character of the streetscape,

e. no driveways or parking areas between the
building and the street;

f. active facades that address principal street
frontages, and

g. the provision for pedestrian movement into and
through the site.

The application will address, among other matters,
the nature of surrounding uses, the specific location
of the site within the Character Area, and
opportunities for the integration of the drive-through
facility with other uses within the development.
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11.2.4213.7 Drive-through facilities may be
permitted in non-intensification areas, provided that
the proposed development does not interfere with
the intended function and form of these Character
Areas. Drive-through facilities may be permitted
where the location, design and function of the drive-
through facility achieves the intent of the Plan and
adequately addresses to the satisfaction of the City,
among other matters, the nature of surrounding
areas, compatibility with surrounding uses, the
specific location of the site within the Character Area
and opportunities for the integration of the drive-
through facility with other wuses within the
development.

14

11.2.4314.1 Lands designated Parkway Belt West
will be governed by the provisions of the Parkway
Belt West Plan.

11.2.4314.2 Notwithstanding the provisions of the
Parkway Belt West Plan, the following uses will not
be permitted:

a. major power generating facility, and

b. waste processing stations or waste transfer
stations and composting facilities.

15

11.2.4415.1 Lands designated Airport permit all uses
that support Airport operations, the needs of the
traveling public and Airport employees.

5.7
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14.1 Introduction

There are nine Community Node Character Areas in
Mississauga:

Clarkson Village;

e Dixie-Dundas;

e Malton;

o Meadowvale;

e Port Credit;

e Rathwood-Applewood;
e Sheridan;

e South Common; and

o Streetsville.

This section identifies the modifications to the
General Land Use designations in Chapter 11 that
apply to all Community Nodes. Policies shown in a
blge text box are Protected Major Transit Station

Area policies in accordance with the—previsions—of
Subsection—16(16)—of the Planning Act. The

Protected Major Transit Station Area policies of
this section will not come into force and effect until the
Major Transit Station Area policies of the Region of
Peel Official Plan adopted by Region of Peel By-law
20-2022 is approved by the Minister of Municipal
Affairs and Housing, and Mississauga Official Plan
Amendment No. 144 is in force and effect.

In the event of a conflict between the policies of the
Region of Peel Official Plan as adopted by Region of
Peel By-law 20-2022 and the policies of Mississauga
Official Plan Amendment No. 142, the Region of
Peel Official Plan policies will prevail.
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Map 14-3: Dixie-Dundas Community Node Character Area

14.3.1 Introduction

The Dixie-Dundas Community Node is located within
the Dundas Street Corridor and encompasses the
major intersection of Dundas Street East and Dixie
Road. It forms part of the Wharton and Dixie GO
Protected Major Transit Station Areas.

The Community Node is bisected by the Little
Etobicoke Creek natural area and will encompass a
range of land uses such as employment,
commercial, retail, and residential. The Dixie GO
Station, located adjacent to the southern boundary
of the Community Node, serves as a transit link to
surrounding areas.

14.3.2 Vision

The Dixie-Dundas Community Node will evolve to be
a unigue mixed-use community that is well served by
frequent local and higher order transit, such as the
Dixie GO Station and the Dundas Bus Rapid Transit.
[t will include diverse employment, commercial,

institutional, and residential uses. A range of housing
options, forms and tenure will be provided to meet
the needs of a diverse and growing community. The
natural heritage of the Little Etobicoke Creek will be
protected and enhanced by expanding the existing
parks and open space system and enhancing the
existing trail network.

Growth will be compatible with surrounding

employment and residential uses supported by multi-
modal connections to nearby amenities.

14.3.3 Land Use

14.3.3.1 The Community Node will be developed as
5 mixed use community with a balanced range of
residential and non-residential uses.

14.3.3.2 Development with a mix of uses will be
provided along Dundas Street and Dixie Road.

14.3.3.3 Development within the Regional Storm
floodplain will be restricted pending the completion
of City-initiated flood studies and the construction of




any required mitigation measures. Holding
provisions will be applied until the completion of
these studies and the construction of any required
mitigation measures prior to development.

14.3.3.4 Conditions to be met prior to the removal of
a holding provision set out in 14.3.3.3, include but are
not limited to the following:

a. acceptance of compatibility assessments, as
identified by the City;

b. acceptance of flood mitigation
recommendations; and

c. all flood remedial works are complete and
deemed functional to the satisfaction of the City,
conservation authority, the Province and other
regulatory bodies.

14.3.3.5 Development adjacent to Dundas Street or
Dixie Road will include non-residential uses on the
ground floor.

14.3.3.6 New sensitive land uses, such as residential
uses, in proximity to employment uses will be subject
to required land use compatibility assessments to
determine suitability.

14.3.4 Heights

14.3.4.1 Buildings with the greatest heights will be
located at the intersection of Dundas Street and Dixie
Road as shown on Schedule 11: Protected Major
Transit Station Areas.

14.3.5 Special Site_Poliei
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the draft official plan amendment presented to Planning and Development Committee on May 30, 2022.
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There are 23 Neighbourhood Character Areas in
Mississauga:

e Applewood;

e Central Erin Mills;

e Churchill Meadows;
e (larkson-Lorne Park;
o Cooksville;

e Creditview

e FEast Credit;

e Erindale;

o Erin Mills;

e Fairview;

e Hurontario;

e [akeview;

e Lisgar;

e Malton;

e Meadowvale;

e Meadowvale Village;
e Mineola;

e Mississauga Valleys;
e Ninth Line

e Port Credit;

e Rathwood,;

e Sheridan; and

o Streetsville.

This section identifies the modifications to the
General Land Use designations in Chapter 11 that
apply to all Neighbourhoods. Petliciesshewntnablue

5.7
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16.1.1.1 For lands within a Neighbourhood, a
maximum building height of four storeys will apply
unless Character Area policies specify alternative
building height requirements or until such time as
alternative building heights are determined through
the review of Character Area policies.

16.1.1.2 Proposals for heights more than four storeys
or different than established in the Character Area
policies, will only be considered where it can be
demonstrated to the City's satisfaction, that:

a. an appropriate transition in heights that respects
the surrounding context will be achieved,

b. the development proposal enhances the existing
or planned development;

c. the City Structure hierarchy is maintained; and

d. the development proposal is consistent with the
policies of this Plan.

16.1.2.1 To preserve the character of lands
designated Residential Low Density | and Residential
Low Density Il, the minimum frontage and area of
new lots will be evaluated in the context of the
existing lot pattern in the surrounding area.

16.1.2.2 Where the Residential Medium Density
policies of this Plan permit low-rise apartment
dwellings, they will be encouraged to locate on
Corridors.

16.1.2.3 Existing detached and semi-detached
dwellings on lands designated Residential Medium
Density are deemed to conform to the Residential
Medium Density designation and policies of this Plan.

16.1.2.4 Proposals for additional development on
lands with existing apartment buildings will recognize
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and provide appropriate transition to adjacent low
density residential uses.

16.1.3.1 Notwithstanding the Office policies of this
Plan, the following use will not be permitted:

a. Major office.

16.1.3.2 Notwithstanding the office policies of this
Plan, the maximum floor space index (FSI) for
secondary office is 0.5.

16.1.4.1 The Institutional designation will not be
permitted, except for lands designated Institutional at
the time this Plan comes into effect.

16.1.5.1 The Business Employment designation will
not be permitted, except for lands designated
Business Employment at the time this Plan comes
into effect.

5.7

16.1.5.2 Notwithstanding the Business
Employment policies of this Plan, the following uses
will not be permitted:

a. adult entertainment establishments;
b. animal boarding establishment;

c. bodyrub establishment;

d. cardlock fuel dispensing;

e. motor vehicle body repair facility;

f. Motor Vehicle Commercial;

g. outdoor storage and display areas related to a
permitted manufacturing use;

h. transportation facilities;
trucking terminals;
j.  self storage facilities; and

k. waste processing stations or waste transfer
stations and composting facilities.

16.1.6.1 The Industrial designation will not be
permitted.




16.2 Applewood

Map 16-2: Applewood Neighbourhood Character Area
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Applewood is a mature and well-established
neighbourhood with a mix of detached, semi-
detached, townhouse and apartment dwellings.
Apartments are predominantly located along arterial
and major roads and are an important piece of the
overall housing stock. Apartments should be retained
to provide housing options for varying lifestyle and
economic needs. Retail and service uses are
dispersed throughout the neighbourhood.

Arterial roads such as Burnhamthorpe Road, Dixie
Road, Cawthra Road, and Dundas Street East and
major collector roads like Bloor Street and Tomken
Road will be the focus of future low-rise and mid-rise
mixed use development. Dundas Street is an
Intensification Corridor where higher densities and a
greater mix of uses are encouraged to support higher-
order transit. New retail, service and office uses, and
higher density infill residential will be directed to
these streets to reinforce a sense of place and create
a complete, healthy community. New development
within the neighbourhood will respect the existing
lotting and street pattern, height, scale and building

typology.

Streetscape improvements for portions of Cawthra
Road and Dixie Road are encouraged to enhance the
pedestrian realm. This may be achieved through
landscaping, wider sidewalks, street trees, and/or
multi-use trails.

A well-developed open space system weaves
throughout the neighbourhood providing important
pedestrian connections and gathering spaces. The
existing parks and natural heritage features are of
great importance and can be enhanced through
additional community programming and site
improvements that benefit people of all ages and
abilities.

16.2.2.1 East of Dixie Road, development consists
primarily of high density residential uses, with some

5.7

mixed uses. The following policies apply to
development or infilling of this segment of the street
to encourage an improved pedestrian environment:

|.  High density residential development should
relate to the street, with buildings sited to
minimize setbacks from Bloor Street. Efforts to
develop a continuous street frontage through the
construction of ground related podium structures
(not including above ground parking structures),
intensive landscaping at the street edge, and the
orientation of buildings parallel to the street are
encouraged; and

m. The mixed use properties on Bloor Street should
have a stronger relationship to Bloor Street, with
the main entrances of the buildings oriented
towards Bloor Street and at least half of the linear
frontage occupied by built form, wherever
possible.

16.2.2.2 Dundas Street East is a higher-order transit
corridor that crosses through a number of Protected
Major Transit Station Areas. Lands along and
adjacent to Dundas Street East have the potential to
accommodate future growth within mixed use
development, providing a range of housing types and
affordability options. Emphasis on connectivity and
multi-modal access along the corridor will be

integrated with appropriate built form and an

enhanced parks and open space system, as per
the Dundas Corridor policies of this Plan.




restdential-develeprment—For development on

Residential Medium Density and Residential High
Density designated lands not located within a
protected Major Transit Station Area, new
development should not exceed the height of any
existing buildings on the property, and will be further
limited in height so as to form a gradual transition in
massing when located adjacent to lands designated
as Residential Low Density | and II.

Buildings immediately adjacent to low density
housing forms should be limited to three storeys. In
situations where the low density housing forms are
separated from the high density development by a
public road, park, utility or other permanent open
space feature, four to five storeys may be
compatible.
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16.2.3.2 Lands designated Residential Low Density |l
will not permit the following uses:

a. triplexes, street townhouses and other forms of
low-rise dwellings with individual frontages.

16.2.3.3 Lands designated Residential Medium
Density will also permit low-rise apartment dwellings.

There are sites within the Character Area that merit
special attention and are subject to the following
policies.
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16.2.4.21.1 The lands identified as Special Site 21 are
located at the northwest corner of Dundas Street
East and Dixie Road.. These lands are situated within
a spill zone associated with the Regional Storm flood
overtopping the south bank of the Little Etobicoke
Creek channel and are classified as a special policy
area floodplain on Schedule 3: Natural System.

16.2.4.21.2 Notwithstanding the policies of this Plan
which relate to development within the Regional
Storm Floodplain, and the provisions of the Mixed
Use, Motor Vehicle Commercial and Residential High

Density designations, the following policies will
apply:

a.

the construction of any buildings or structures,
including any additions to an existing building,
and the placing or dumping of fill of any kind, or
the alteration of any watercourse, will not be
permitted within the special policy area without
the approval of the Toronto and Region
appropriate Conservation Authority (TRCA);

development will not be permitted within the 100
year storm floodplain;

development outside the 100 year storm
floodplain will be permitted only on the basis of
approvals by the City and the TRCA appropriate
Conservation Authority;
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ideally, new buildings and structures will be
protected from flooding under Regional Storm
conditions. Where this level of protection is
technically or economically not feasible,
Mississauga may, in consultation with the TRCA
appropriate Conservation Authority, consider a
lesser level of protection. In no case, however,
will the minimum level of protection be less than
the 350 year storm floodplain;

notwithstanding subsections c. and d. above of
this section, development, or additions will not
be permitted, where, as a result of a flood event
equal to or less than the Regulatory Flood,
structures will be subject to flows which, due to
velocity and/or depth, would present conditions
of hazard to life or potential damage to
structures;

in support of any development application,
Mississauga or the TRCA may require
engineering studies related to flood frequency,
velocity and depth of flood flows, appropriate
flood damage reduction measures, and
stormwater management techniques. Based on
these studies and other information, Mississauga
or the TRCA may specify that any approval of the
application will be subject to certain design
considerations related to location, structural
integrity, setbacks, coverage, elevation of ground
floor openings, and other matters as may be
determined by the City or the TRCA appropriate
Conservation Authority:

ingress and egress should be "safe" pursuant to
Provincial Government flood proofing standards,
and/or achieve the maximum level of flood
protection determined to be feasible and practical
based on existing infrastructure;

new development will not be permitted to locate
in the floodplain where the use is:

o associated with the manufacture,
storage, disposal and/or consumption of
hazardous substances or the treatment,
collection and disposal of sewage, which
would pose an unacceptable threat to




public safety if they were to escape their
normal containment/use as a result of
flooding or failure of flood proofing
measures;

o homes and schools, which would pose a
significant threat to the safety of the
inhabitants (e.g. the sick, the elderly, the
disabled or the young), if involved in an
emergency evacuation situation as a
result of flooding or failure of flood
proofing measures; and

o associated with services, such as those
provided by fire, police and ambulance
stations and electrical substations, which
would be impaired during a flood
emergency as a result of flooding or
failure of flood proofing measures; and

where new development is not considered to
pose an unacceptable risk to public safety, a
higher level of flood protection and/or additional
flood proofing precautions above the Regulatory
Flood level, may still be required due to the
sensitive nature of the development; and

any amendment to the Zoning By-law will include
provisions required by the City or the appropriate
Conservation Authority to implement the Special
Site 2 policies of this Plan.

5.7

MEADOW
CRES.

ERICSON

16.2.4.32.1 The lands identified as Special Site 32 are
located on the north side of Dundas Street East, east
of Cawthra Road.

16.2.4.32.2 Notwithstanding the provisions of this
Plan, i i tof; i i

designation—will-alse-bepermitted-and the following

additional policies will apply:

a.

the extension of the existing cemetery is also
permitted on the westerly portion of these lands;
and

approval for development will be subject to
approval of a tree survey submission which
demonstrates appropriate tree preservation
measures;
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16.2.4.43.1 The lands identified as Special Site 45 are
located along the east side of Cawthra Road, north of

Dundas Street East.

16.2.4.43.2 Notwithstanding the provisions of the
Residential Low Density | designation, offices will be

permitted.

16.2.4.43.3 Approval for development will be subject
to approval of a tree survey submission which
demonstrates  appropriate  tree  preservation

measures.
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16.2.4.64.1 The lands identified as Special Site 84 are
located on the east side of Cawthra Road, north of
Schomberg Avenue.

16.2.4.64.2 Notwithstanding the provisions of the
Residential Low Density Il designation, the following
additional policies will apply:

a. a window and door showroom and associated
office will be permitted in addition to residential
uses;

b. the building, including amenities and signage,
whether new or modified, will have a residential
appearance which is consistent with the form,
design and scale of the surrounding residential
area;

c. all required and related parking will be
accommodated at grade in such a manner that
minimizes the loss of vegetation and provides for
limited impact on adjoining residential
development;

d. to minimize the amount of hard surface area, on-
site parking areas should have efficient vehicular
circulation and layout which is suitably screened,
preferably with vegetation; and

5.7

e. new buildings or modified buildings used for a
window and door showroom and associated
office will not exceed 150 m?.

CLANFIE|

NDiv/-

SANTEE
GATE

GREEN
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16.2.4.#5.1 The lands identified as Special Site #5 are
located on the east side of Cawthra Road, south of
Bloor Street.

DODSWORTH

16.2.4.#5.2 Notwithstanding the provisions of the
Residential Low Density |l designation, only a
detached dwelling or an office for a maximum of
three non-resident physicians, dentists and drugless
practitioners will be permitted.
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LOOKQUT
COURT
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PAGEHURST
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16.2.4.96.1 The lands identified as Special Site 96 are
located on the south side of Burnhamthorpe Road
East, west of Ponytrail Drive.

16.2.4.96.2 Notwithstanding the provisions of the
Residential Medium Density designation applying to
Area A, a maximum of 96 townhouse units and 24
semi-detached units will be permitted.

16.2.4.96.3 Notwithstanding the provisions of the
Residential Low Density | designation applying to
Area B, a maximum of 11 detached dwellings will be

permitted.




BREC s
KENRIDGE gj ROAD L/g/ t

NETHERTON

CRESCENT

W AN

DD

/ SANTEE |

V - 1.000

16.2.4.487.1 The lands identified as Special Site 487
are located on the northeast corner of Bloor Street
and Cawthra Road.

16.2.4.387.2 Notwithstanding the provisions of the
Residential High Density designation, a residential
apartment building will be permitted with a maximum
total gross floor area of 1.65 times the lot area. No
building or structure will exceed a height of 11.9 m
above established grade, excluding any mechanical
penthouse.
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16.2.4.448.1 The lands identified as Special Site
448are located on the southwest corner of Golden
Orchard Drive and Dixie Road.

16.2.4.448.2 Notwithstanding the provisions of the
Residential High Density designation, apartment
dwellings are permitted subject to the following
additional policies:

a. development will be restricted to apartment
dwellings to a maximum of 328 units;

b. the maximum density will be 134 units per
hectare; and

a. the maximum building height of new
development will be seven storeys.

16.2.4.449.3 Townhouse development may be
permitted subject to a rezoning application that
addresses, among other matters, the location,
number and design of units.

16.2.449.4 In addition to the other applicable
policies, the site will incorporate the following design
guidelines:

a. Built Form - the perceived building scale of all
new construction will be minimized, by
incorporating the top level of apartment units
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within a gable roof form with dormer window 16.2.4.1.2 Notwithstanding the provisions of the
accents; Residential Low Density | designation, offices will
also be permitted, subject to the requirement that the
external appearance of the building be visually
compatible with the adjacent low density residential
development.

b. Site Layout - a landscaped forecourt will be
provided at principal building entrances
incorporating a vehicular drop-off, visitor parking
and pedestrian areas;

c. Architectural Integration - architectural details
and materials of all new construction must
complement the character of existing buildings
on the site; and

g

@/U’
@

=
g MILL
d. Landscaping - extensive landscape buffering will ; LOOKOUT
be provided along the westerly and northerly g COURT
o

streetlines, in combination with a decorative
fence. A 1.8 m high privacy fence will be erected BURNHAMTHORPE ROAD E.

to provide privacy for the single family dwelling D
with a common property line to the west.
PAGEHURST
CT.
—— ;

16.2.4.2.1 The lands identified as Exempt Site 2 are
located on the south side of Burnhamthorpe Road
East, east of Ponytrail Drive.

16.2.4.2.2 Notwithstanding the provisions of the
Greenlands designation, a veterinary clinic will also
be permitted.

SATURNIA

RELIAFEIN

SYLVANIA DR.
DRIVE
DRIVE

16.2.4.1.1 The lands identified as Exempt Site 1 are
located at the northwest corner of Grand Forks Road
and Bloor Street.
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16.6 Cooksville
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Map 16-6: Cooksville Neighbourhood Character Area

= CANADIAN PACIFIC RAILWAY

STREET |

oksville
j?k%/" D)

Powmowq tospltal
_Character

/

T
n

al
|

_

J/| e\ A% | | ——c—— ¢ S/ — /3
=) IA:J_r:g i, \>\‘<§-_‘}r—'7rj§1' 0 '_\\7\/ (—a L=, ©| Legend
{ i U7< @ 'IYI S H} | 'c»_f,/( ”— (1l =N\ l____] Subject Area
; N\ [ WA ) Special Sit
_:,S_,((‘\\ < | ( |‘ "%7 N 8 Epecm S'_e
\ [ I xempt Site

A I TRl

FSI Ranges

B o409 9
B3 o518
1.5-2.9

*1,-

,.’Hfmo

{f
FAS

L

g
/

r

pu |

—— —— T

T B g 0 QUEER ELIZABETH WAY
. s S L N s

—p

'
Il

Map 16-6: Cooksville Neighbourhood Character Area
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16.9 Erindale
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Map 16-9: Erindale Neighbourhood Character Area

5.7

)
Q. ==
=

L)
5|

I

i
1

=5
=

2\

ssssss =
[ subject Area
@  Special Site
=
Q E ite
1 Ran =
Eos10 m
Elioe |
.
[

[

I

e e ) i S
V- 2,000 j\% FQWFWN\B oy ‘I

i

10
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16.10 Erin Mills
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Map 16-10: Erin Mills Neighbourhood Character Area
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N\ ,
16.10.1.1 Notwithstanding the Low Density | policies > % JOH
of the Plan, semi-detached and duplex dwellings will <
not be permitted west of Winston Churchill
Boulevard. -

N
(7}
—f
=
=
There are sites within the Character Area that merit DUND < ET WEST
special attention and are subject to the following
policies. < o0 RrD.
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16.10.2.1.1 The Iands identified as Special Site 1, are
located at the northwest corner of Dundas Street
West and Sir John's Homestead.

16.10.2.1.2 Notwithstanding the provisions of the
Residential Low Density | designation, office uses

will be permitted.

16.10.2.32.1 The lands identified as Special Site 32,
are located on the north side of The Collegeway,
west of Mississauga Road and contain a cultural
heritage resource under the terms and conditions of

Part IV of the Ontario Heritage Act.
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a. Notwithstanding the provisions of the Mixed Use
designation, uses will be limited to the following:

e overnight accommodation;

e restaurants;

e banquet halls;

e conference centres;
e spa;

e recreation facilities associated with overnight
accommodation;

WINDJAMMER RD.

e residential apartment building with a
maximum height of 22 storeys as measured
from The Collegeway and a maximum floor
space index (FSI) of 1.17; and

e the maximum floor space index (FSI) of all
commercial uses shall not exceed 0.27.

V- 1.000

16.10.3.1.1 The lands identified as Exempt Site 1 are

43 3
located at the southeast corner of Frankston Road
n and Winston Churchill Boulevard.
16.10.3.1.2 Notwithstanding the provisions of the
Residential Low Density | designation, a garden
centre will also be permitted.
>= 16.10.3.2 Site 2
5 |
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16.10.2.3.1 The lands identified as Special Site 43 are V2 o=
located south of South Millway, between Erin Mills I,Q C1
Parkway and Fifth Line West. TOWN OF OAKVILLE I
S } Hi
V - 1.000 | g

16.10.2.3.2 Notwithstanding the policies of this Plan,
a maximum height of five storeys will be permitted




16.10.3.2.1 The lands identified as Exempt Site 2 are
located south of Laird Road and west of Winston
Churchill Boulevard.

16.10.3.2.2 Notwithstanding the provisions of the
Mixed Use designation, housing for the elderly will
also be permitted.

5.7




16.19  Mississauga Valleys

[ subject Area [ ——=—
@  Sspecial Site
FSI Ranges
o409
0.9-1.4
1.5-2.0 /)

=

Map 16-19: Mississauga Valleys Neighbourhood Character Area
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16.19.1 Urban Design Policies

16.19.1.1 Where existing noise attenuation walls or
rear yard privacy fencing are exposed to public
streets, supplementary planting and upgraded
landscape features should be added, where feasible,
as a condition of development or road reconstruction.
Mississauga will encourage landowners to
coordinate the eventual replacement of fences to
enhance the appearance of the area from the street.
Special consideration should be given to
Burnhamthorpe Road East, Cawthra Road, Bloor
Street and Cliff Road North.

16.19.2 Land Use

16.19.2.1 Notwithstanding the Residential Low
Density | policies of this Plan, the Residential Low
Density | designation permits only detached
dwellings.

16.19.2.2 Lands designated Residential Medium
Density will also permit low-rise apartment dwellings.

16.19.3 Special Site Policies

There are sites within the Character Area that merit
special attention and are subject to the following
policies.

16-20 Neighbourhoods — Streetsville

September 3, 2020 Mississauga Official Plan — Part 3
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Notes:

Existing policies are shown in the black text; proposed new changes are shown in the red text; proposed deletions to
existing policies are shown as strike-euts; a round the policies/maps means that they will be implemented

through the City’s Major Transit Station Area official plan amendment. Text highlighted in yellow indicate a change
from the draft official plan amendment presented to Planning and Development Committee on May 30, 2022.
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There are eight Employment Area Character Areas in
Mississauga:

e Churchill Meadows;

Clarkson;

e Dixie;

e (Gateway;

e Mavis-Erindale;

e Northeast;

e Southdown; and

e \Western Business Park.

This section identifies the modifications to the

General Land Use designations in Chapter 11 that

apply to all Employment Areas. Peliciesshewnin—a
P | MaiorT it StationA

- . I . I = ‘

17.1.1.1 Lands on a Corridor will not be subject to
the two storey height minimum except along
Intensification Corridors and within Major Transit
Station Areas. Character Area policies may establish
height requirements.

17.1.2.1 Outdoor storage will be permitted accessory
to a permitted land use adjacent to electric power
rights-of-way.

17.1.3.1 Residential designations will not be
permitted, except for permitted residential
designations in the Dixie Employment Area in
existence at the time this Plan comes into effect.

5.7

17.1.4.1 Notwithstanding the Mixed Use policies of
this Plan, the following additional uses will be
permitted only in the Dixie, Gateway, Mavis-Erindale,
Northeast, Southdown and Western Business Park
Character Areas:

a. Business Employment Uses; and
b. Motor Vehicle Commercial Uses.

17.1.4.2 Notwithstanding the Mixed Use policies of
this Plan, the following uses will not be permitted:

c. Residential.

17.1.4.3 Notwithstanding the Mixed Use policies of
this Plan, the maximum floor space index (FSI) for
secondary offices is 1.0.

17.1.4.4 The Mixed Use designation will not be
permitted, except for lands designated Mixed Use at
the time this Plan comes into effect.

17.1.5.1 Notwithstanding the Office policies of this
Plan, the following uses will not be permitted:

a. Major office.

17.1.5.2 Notwithstanding 17.1.5.1, existing major
office is permitted and major office will be permitted
in Major Transit Station Areas.

17.1.5.3 Notwithstanding the Office policies of this
Plan, the maximum floor space index (FSI) for
secondary offices is 1.0.

17.1.6.1 Institutional uses will not be permitted.

17.1.7.1 Notwithstanding  the  Convenience
Commercial policies of this Plan, the following uses
will not be permitted:



a. Residential.

17.1.7.2 The Convenience Commercial designation
will not be permitted, except for lands designated
Convenience Commercial at the time this Plan comes
into effect.

17.1.8.1 Notwithstanding the Business Employment
policies of this Plan, existing major office will be
permitted.

17.1.9.1 The Industrial designation will not be
permitted in the following Character Areas:

e Churchill Meadows; and

e (Clarkson

5.7




17.4 Dixie

5.7

gl D/_'

"'11 I=hj lﬂ[F

<M,

S

ST

—MLM
LT

Special Site
o Exempt Site

0 0 n
BoUMigry of Dixie-Dundas Community
[ o be Determined
R Through a Co®a,Area Plan Review

1w m— Y
a0 YTl oA v - 2.000
Map 17-4: D|X|e Employment Area
W= = = — % m o
é% ,{fm—, _ [.__J, f—l_L‘J” I!: lll I |:n| Sublect Ares
%}ff‘:? \"_|l|J| ||| '.!I:JJ Ill_ (e . Special Site
_@ (&—_‘ilg_l;‘? II |_-l %k F\I:\\\;;J | O  Exempt Site
= € | S '|L'f. v
< = 8= LI ] 3
(Ef‘f} !Il/jllj ,J,QITI ._,J J4_|| 1IT I|
i !
s/ | fr= ) _\MEE JlJl:] easT

=L

‘.':. _'_I l—l——[l_

'Ill

T —w |

I r UL

Map 17-4: Dixie Employment Area

The Dixie Employment Area is a major employment
cluster that provides significant employment. With
access to rail and major transportation infrastructure,
the range and scale of employment uses provides
significant opportunities and benefits to the City.
Existing and permitted employment uses within the
area will be protected from non-compatible uses to
ensure continued viability of the employment area.

17.4.1 Urban Design Policies

- s Identitv_and Desi

17.4.1.1 An appropriate gateway treatment should be
created at the city boundaries at Dundas Street East
and the Queensway East through the massing of
buildings, landscape design, or the design of the

cirssioos e, A-gateway—treatrment—for—DBundas
S Casti . . SpecialSi cios. The

Dundas Street East gateway will be comprised of
development that incorporates a mix of transit
supportive uses and an active street frontage.
Increased connectivity, multi-modal access and

expanded parks and open space network will be



encouraged to serve the anticipated growth along the
corridor. The Queensway East gateway should use
adjacent Greenlands lands and the median on the
Queensway East for feature landscaping to frame the
entrance to the city.

17.4.1.2 The streetscape along Dundas Street East
should be enhanced by the punctuation of built form
with architectural interest at designated sites. These
locations include the gateways at the city boundary
and the intersections of Dundas Street with Dixie
Road, Haines Road and Stanfield Road. These sites
should be developed with a unique and/or significant
built form along the street to act as orienting
landmarks. The built form and site layout should
punctuate the streetscape with architectural
interest, which can be achieved by maximizing
building heights, encouraging creative building
massing solutions to break up the dominant rhythm
of one storey structures, reducing front yard parking,
emphasis on enhanced landscape treatment, and the
inclusion of signage as an integral part of the overall
architecture of the building(s).

17.4.1.3 Planting should be provided appropriate to
the circumstances and existing vegetation will be
preserved in order to maintain the character of the
Character Area. Where continuous street planting
along Dundas Street East is not possible,
concentrated landscape planting may be required.

17.4.1.4 Development along Dixie Road between
Dundas Street East and the GO Transit Station should
attempt to encourage active pedestrian use, by
minimizing building setbacks and the amount of
parking between the building and the street.
Development should be designed with a significant
portion of the building mass located along the linear
street frontage. The space between the front wall of
the building and the streetline should be treated as a
continuous landscape area with no parking or
driveway areas. A pedestrian connection should be
provided from the public sidewalk to the principal
building entrance.

5.7

17.4.2.1 Notwithstanding the Mixed Use policies of
this Plan, the following additional uses will be
permitted within enclosed buildings:

a. manufacturing;
b. research and development; and
c. warehousing, distributing and wholesaling.

17.4.2.2 Notwithstanding the Mixed Use policies of
this Plan, outdoor flea markets will not be permitted.

17.4.2.3 Notwithstanding the Business Employment
policies of this Plan, existing industrial uses that
require extensive outdoor processing and storage will
be permitted, and may expand, except where
adjacent to residentially designated lands.

17.4.3.1 Access control will be emphasized along
arterial roadways such as Dundas Street East, where
High Occupancy Vehicle (HOV) lanes are currently in
operation between Dixie Road and the Etobicoke
Creek.

430 Missi . . . ‘
M Dixio_E ’
connection—of Jarrow—Avenue—southward—to—the

There are sites within the Character Area that merit
special attention and are subject to the following
policies.
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17.4.4.1.1 The following lands are identified as

Special Site 1 are Notwithstanding the policies of this Plan which relate

to development within the Regional Storm floodplain,
e the lands on the northeast corner of Dixie Road and the provisions of the Mixed Use, Business
and Dundas Street East, bounded by the Little
Etobicoke Creek. This site is situated within a
spill zone associated with the Regional Storm
flood overtopping the south bank of the Little a. the construction of any buildings or structures,
Etobicoke Creek channel; and including any additions to an existing building,
and the placing or dumping of fill of any kind, or
the alteration of any watercourse, will not be
permitted within the special policy area without
the approval of the appropriate Conservation
Authority;

Employment and Greenlands designations, the
following policies will apply:

e the lands west of Etobicoke Creek at Dundas
Street East. This site is entirely within the
Regional Storm floodplain of the Etobicoke
Creek. These lands are shown conceptually and
are subject to further review by the Toronto and
Region Conservation Authority. b. development will not be permitted within the 100

Site 1 is a special policy area defined by Provincial year return storm floodplain;

Government criteria and as established by the c. development outside the 100 year return storm

Toronto and Region Conservation Authority. floodplain will be permitted only on the basis of
approvals by the City and the appropriate
Conservation Authority;

d. ideally, new buildings and structures will be
protected from flooding under Regional Storm
conditions. Where this level of protection is
technically or economically not feasible,
Mississauga the City may, in consultation with
the appropriate Conservation Authority, consider
a lesser level of protection. In no case, however,



will the minimum level of protection be less than
the 350-year return storm floodplain;

notwithstanding subsections c¢. and d. of this
section, development, or additions will not be
permitted, where, as a result of a flood event
equal to or less than the Regulatory Flood,
structures will be subject to flows which, due to
velocity and/or depth, would present conditions
of hazard to life or potential damage to
structures;

in support of any development application, the
City or the appropriate Conservation Authority
may require engineering studies related to flood
frequency, velocity and depth of flood flows,
appropriate flood damage reduction measures,
and storm water management techniques.
Based on these studies and other information,
Mississauga or the TRCA may specify that Any
approval of the application will be subject to
certain design considerations related to location,
structural integrity, setbacks, coverage, elevation
of ground floor openings, and other matters as
may be determined by the City or the appropriate
Conservation Authority;

ingress and egress should be "safe" pursuant to
Provincial Government flood proofing standards,
and/or achieve the maximum level of flood
protection determined to be feasible and practical
based on existing infrastructure; and

new development not be permitted to locate in
the floodplain where the use is:

e associated with the manufacture, storage,
disposal and/or consumption of hazardous
substances or the treatment, collection and
disposal of sewage, which would pose an
unacceptable threat to public safety if they
were to escape their normal
containment/use as a result of flooding or
failure of flood proofing measures; and

e associated with uses, such as hospitals,
nursing homes and schools, which would
pose a significant threat to the safety of the

5.7

inhabitants (e.g. the sick, the elderly, the
disabled or the young), if involved in an
emergency evacuation situation as a result of
flooding or failure of flood proofing
measures;

e associated with services such as those
provided by fire, police and ambulance
stations and electrical substations, which
would be impaired during a flood emergency
as a result of flooding or failure of flood
proofing measures; and

where new development is not considered to
pose an unacceptable risk to public safety, a
higher level of flood protection and/or additional
flood proofing precautions above the regulatory
flood level, may still be required due to the
sensitive nature of the development; and

j.any amendment to the Zoning By-law will include
provisions required by the City or the appropriate
Conservation Authority to implement the Special
Site Policies of this Plan.

17.4.4.1.2 The lands identified as Area A are located
north and south of Dundas Street East, from
Southcreek Road to the municipal boundary,
Etobicoke Creek.

These lands function as the primary gateway into
Mississauga from Toronto and areas to the east, and
should promote distinctive built form, landscaping
and street furniture elements as visual landmarks to
identify the City entry and reinforce a quality image.

Notwithstanding the provisions of the Mixed Use
designation of the lands, the following additional
policies will apply:

a. motor vehicle sales and rentals and other
commercial or industrial uses with outdoor
storage, flea markets, and motor vehicle
commercial uses will not be permitted;

b. consolidation of vehicular entrances should be
encouraged;




c. active building frontages should be oriented to
the public street, maximizing the linear street
frontage occupied by the building;

d. building definition is to be strengthened on the
street facade by use of prominent roof forms,
upper level window bands, architectural
projections, and other design elements to
accentuate the height and prominence of single
storey buildings; and

e. special formal street tree planting at regular
intervals is encouraged along the frontage of the
gateway properties.

17.4.4.2.1 The lands identified as Special Site 2 are
located on the north side of Queensway East, west
of Etobicoke Creek.

17.4.4.2.2 These lands function as a gateway into
Mississauga from Toronto and should promote
distinctive built form and landscaping elements as
visual landmarks to identify the City entry and
reinforce a quality image.

17.4.4.2.3 Notwithstanding the Business
Employment designation of the lands, the following

additional policies will apply:

5.7

a. 50% of the building's gross floor area is
permitted to be used for retail commercial uses
in addition to the uses permitted in the Business
Employment designation; and

b. built form should minimize setbacks from
Queensway East and include enhanced
landscape features to promote the building on
site as a highly visible landmark structure.
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17.4.4.3.1 The lands identified as Special Site 3 are

located on the east side of Loreland Avenue, south of
Dundas Street East, at 2315 Loreland Avenue.

17.4.4.3.2 Notwithstanding the provisions of the
Business Employment designation on the lands a
major power generating facility will be permitted.
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17.4.4.4.1 The lands identified as Special Site 4 are
fronting the south side of Dundas Street East
between Blundell Road in the east and Haines Road
in the west.

17.4.4.4.2 Notwithstanding the policies of this

plan, a change in land use permissions will be
subject to the completion of a municipally led land
use compatibility assessment and will occur through
a City-initiated amendment to this plan.
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17.4.5.1.1 The lands identified as Exempt Site 1 are

located on the south side of Wharton Way east of
Wharton Glen Avenue, at 2001 Wharton Way.

17.4.5.1.2 Notwithstanding the provisions of the
Business Employment designation, a food store will
also be permitted with a maximum gross floor area
of 320 m?.
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Map 17-6: Mavis-Erindale Employment Area

The Mavis-Erindale Employment Area is a major
employment cluster that provides significant
employment. With access to rail and major
transportation infrastructure, the range and scale of
employment uses provides significant opportunities
and benefits to the City. Existing and permitted
employment uses within the area will be protected
from non-compatible uses to ensure continued
viability of the employment area.

17.6.1 Urban Design Policies
17.6.1.1 To achieve a high standard of building
design, landscape and streetscape, the following
design guidelines will be used to evaluate the design
aspects of development proposals:

5.7

Map 17-6 : Mavis-Erindale Employment Area
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ba. redevelopment of the lands on the east side of
Wolfedale Road will require upgraded landscape
and streetscape treatment in order to address
the residential nature of the lands on the west
side of Wolfedale Road, south of the St.
Lawrence and Hudson Railway tracks.
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17.6.2 Land Use

17.6.2.1 Notwithstanding the Business Employment
policies of this Plan, existing manufacturing and
warehousing, distributing, and wholesaling uses that
require extensive outdoor processing and storage will
be permitted, and may expand subject to the
development objectives of this Plan and current site
plan control requirements.

17 6.3 Special Site_Polici
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There are sites within the Character Area that merit
special attention and are subject to the following

3

policies.
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17.6.43.1.1 The lands identified as Exempt Site 1 are
located on the south side of Burnhamthorpe Road

West, east of Erindale Station Road.
17.6.43.1.2 Notwithstanding the provisions of the
Mixed Use designation, motor vehicle body repair

uses will also be permitted.
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Map 17-9: Western Business Park Employment Area
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The Western Business Park Employment Area is a
major employment cluster that provides significant
employment. With access to major transportation
infrastructure, the range and scale of employment
uses provides significant opportunities and benefits
to the City. Existing and permitted employment
uses within the area will be protected from non-
compatible uses to ensure continued viability of the
employment area.

17.9.1.1 For lands with direct exposure to Provincial
Highway 403, the following design policies will be
used to evaluate the design aspects of development
proposals:

a. limited parking will be permitted between the
building and Provincial Highway 403 property
line; and

b. upgraded building elevations will be required for
lots abutting Provincial Highway 403, Ridgeway
Drive and Ninth Line.

17.9.1.2 Loading bays and waste collection areas
should not face onto Provincial Highway 403,
Ridgeway Drive, Winston Churchill Boulevard,
Dundas Street West or Ninth Line.

17.9.1.3 Outdoor storage and display areas should
not face onto Ridgeway Drive.

17.9.2.1 Notwithstanding the Business Employment
policies of this Plan, the following uses will not be
permitted:

a. motor vehicle body repair facilities;
b. trucking terminals; and

c. waste processing stations or waste transfer
stations and composting facilities.

5.7

There are sites within the Character Area that merit

special attention and are subject to the following
policies.

17.9.3.1.1 The lands identified as Special Site 1 are
located in the northwest quadrant of the intersection
of Winston Churchill Boulevard and Unity Drive.

17.9.3.1.2 Notwithstanding the provisions of the
Business Employment designation, the following
additional policies will apply:

a. Mixed Uses, excluding motor vehicle commercial
uses, will be permitted; and

b. the preparation of a concept plan promoting the
integrated development of the existing lots will
be required in conjunction with any development
applications. The concept plan will be required to
address the following:

e street access;

e impacts on residential lands will be
addressed in accordance with the Urban
Design policies of this Plan; and

e appropriate gateway treatment through the
massing of buildings and landscape design.
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17.9.3.2.1 The lands identified as Special Site 2 are
located on the north side of Dundas Street West, east
of Ninth Line, and west of Provincial Highway 403.
17.9.3.2.2 Notwithstanding the provisions of the
Business Employment designation, Mixed Uses and
cemetery use will be permitted.

17.9.3.3.1 The lands identified as Special Site 3 are
located on the east side of Ninth Line, south of

Burnhamthorpe Road West.

17.9.3.3.2 Notwithstanding the provisions of the
Business Employment designation, cemetery use

will be permitted.
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