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CD.03.MIS 

DATE: June 23, 2010 

TO: Chair and Members of Planning and Development Committee 

Meeting Date: June 28, 2010 

FROM: Edward R. Sajecki 

Commissioner of Planning and Building 

SUBJECT: Addendum Report on Comments – Draft Mississauga Official 

Plan 

 
 

RECOMMENDATION: That the Draft Mississauga Official Plan be revised in accordance with 

the report titled “Addendum Report on Comments – Draft Mississauga 

Official Plan”, dated June 23, 2010, from the Commissioner of Planning 

and Building. 

 

BACKGROUND: Subsequent to completion of the report titled “Report on Comments – 

Draft Mississauga Official Plan”, dated June 8, 2010, submissions were 

received, and are attached as Appendix 1. 

 

Planning and Building Department staff have considered the comments 

and information and propose changes to the Draft Mississauga Official 

Plan (hereafter referred to as “the Plan”), where appropriate. The 

recommendations are contained in Appendix 2. 

 

The comments in Appendix 2 are in the order in which the policies 

appear in the Plan. Deletions are shown as strikeouts and additions are in 

italics and underline. The recommendations do not include editorial 

changes, minor matters of style or organization, changes to the 

arrangement of text, tables, schedules and figures, changes to figures, 

captions and appendices, minor cartographic revision, or minor 

rewording, that does not alter the intent or meaning of the proposed 

policies. 
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Any submissions received subsequent to completion of this report will be 

dealt with by Mississauga through the approval process of the Plan by 

the Region of Peel. 

 

A number of requests were received to change the land use designation 

or Special Site policies on individual properties. It is not the intent of the 

Official Plan Review process to circumvent the planning application 

process. An official plan amendment application process that includes a 

site specific review by internal departments, external agencies and the 

public, should apply to requests to redesignate lands. 

 

Subsequent to consideration of the Plan by City Council, Planning and 

Building Department staff will report on a transitional strategy to deal 

with applications in process while the Plan is reviewed by the Region of 

Peel. 

 

COMMENTS: MIRANET: Mississauga Residents’ Associations Network 

 

Due to the broad scope and nature of the comments received from 

MIRANET, the following is a review of the general issues raised in their 

submission. The following comments should be read in conjunction with 

the MIRANET submission included in Appendix 1. 

 

Part 1: Process 

 

Specific Quantifiable Controls and Height vs. Built Form 

 

Issue: MIRANET states “There does not seem to be as much of a 

dependency on finite rules as we would have expected and it seems that 

individual applications will be decided in a more subjective 

environment.” … “The new plan seems to be relatively firm on height 

limitations but does not address coverage limitations.” 

 

Response: 

Density ranges, expressed as units per hectare (uph) for low and medium 

density residential uses, and Floor Space Index (FSI) for high density 

uses, were necessary when most of the city’s development was occurring 

on greenfield lands. Further, the former zoning by-laws did not establish 

density limits on existing apartment sites. These density controls were 

used in Mississauga Plan and former official plans to determine the 

number of people and employees that could be expected in order to plan 
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for necessary infrastructure and facilities (e.g., water services, 

transportation system, number of schools, amount of parkland). As most 

greenfield lands were zoned “A” (Agriculture), the detailed density 

requirements of the official plan were used to guide development 

applications. 

 

In Mississauga’s current development context, uph and FSI density 

controls, particularly in stable residential areas, detract from the 

implementation of the design policies by establishing “as-of-right” 

development densities. In other words, the size of development is 

determined by arbitrary numbers, not by how well it fits into the 

surrounding area, as guided by design policies. 

 

In Intensification Areas, where most growth is expected to occur, the 

Plan identifies building heights, residents plus jobs per hectare ranges 

and population to employment ratios, along with the design policies that 

address massing, transition and other matters, will regulate development 

densities. 

 

The Plan establishes minimum and maximum heights for various 

components of the City Structure. As well, the Plan contains extensive 

built form policies to, among other matters, achieve a suitable transition, 

and create a sense of place, spatial enclosure and an integrated 

streetscape. 

 

The City now has a comprehensive zoning by-law and it is the 

appropriate tool to identify quantitative restrictions on development. The 

zoning by-law caps the density of apartment sites, thereby requiring a 

rezoning application for their redevelopment or infill. 

 

Transition Zones 

 

Issue: MIRANET states “Our group felt strongly that there need to be 

well defined controls to govern transition zones such that high density 

areas transition properly to neighbouring low density areas – no 

exceptions.” 

 

Response: 

The city has largely completed its greenfield growth phase and, as 

growth is directed to Intensification Areas where a mix of uses is 

required, a strong emphasis on urban design is needed. As such, the 
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urban design policies have been extensively revised and will take a 

leading role in assessing infill and redevelopment proposals where the 

emphasis is on achieving a suitable transition to surrounding 

development. 

 

The revised urban design policies more comprehensively address the 

transition of building heights, and limit the impacts of new development 

on established neighbourhoods. For example, policies require 

appropriate height and built form transitions, and compatible bulk, 

massing and scale of built form. Specific policies are directed at areas 

where tall buildings will be permitted, and where they will not be 

permitted. 

 

Redesignating land is outside the scope of this review. Local area plans 

will address in detail the need for land use designations to achieve a 

suitable transition with surrounding development. 

 

Transparency and Enable Citizen Participation 

 

Issue: MIRANET states “Citizen engagement will be important to ensure 

there is good faith and understanding in the process.” 

 

Response: 

The Plan promotes citizen participation, collaboration, education and 

partnerships with the public in the planning process. The process of 

preparing local area plans engages the residents in developing a vision 

for the study area and preparation of a directions report to form the basis 

of a local area plan. The amount of citizen participation will vary 

depending on the issues being addressed and the local interest expressed. 

Residents also have opportunities to provide input to development 

applications. Given the importance of this matter, Chapter 10: Promote 

Collaboration should be moved to a more prominent position in the Plan, 

as per Recommendation 1 in Appendix 2. 

 

Completion of Individual Local Area Plans 

 

Issue: MIRANET states “Many of the participants at the May 4 

Workshop were interested in the more detailed Local Area Plans. We 

understand that it is in these plans that specific zoning and special sites 

will be identified and these policies supersede those in the Official Plan.” 

 



Planning and Development Committee - 5 - CD.03.MIS

June 23, 2010 

 

Response: 

The completion of local area plans will be a priority for Intensification 

Areas. The community will have opportunities to identify the issues to be 

addressed in local area plans, develop a vision for the study area, 

participate in the preparation of a directions report and the local area 

plan. 

 

Enlightened Waterfront Development 

 

Issue: MIRANET states “The Official Plan itself does not address the 

waterfront in any detailed or comprehensive fashion, such that residents 

have a sense of direction.” 

 

Response: 

Section 6.6.2, Lake Ontario Waterfront, contains policies to guide 

development along the waterfront, which, together with other sections in 

the Plan, will form the basis for more detailed policies in the local area 

plans for waterfront communities. 

 

The Strategic Community Initiatives section in the City Manager’s 

Office is responsible for developing a long term vision for three key 

waterfront sites: the former Lakeview Generating Station lands, the 

Imperial Oil lands (former Texaco Refinery) and Port Credit Harbour 

Marina lands. A consultant has recently been selected to study the former 

Lakeview Generating Station lands. 

 

Alignment of Planning Documents 

 

Issue: MIRANET states “It is important to insure that the concepts 

which are embedded in the Strategic Plan are carried forward into the 

Official Plan.” 

 

Response: 

The Plan is based on and aligns with the Strategic Plan. Subsequent to 

the approval of the Plan, the zoning by-law will be amended to conform 

to the Plan. Further, it will be necessary to amend the Site Plan Control 

By-law to incorporate requirements for architectural design control and 

sustainable design. The Plan must first be approved and in effect before 

this can occur. City initiatives such as the Cycling Master Plan and 

Downtown 21 must align with the Plan, and be integrated with it. 
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Incentives/Bonusing 

 

Issue: MIRANET states “In order to fulfill neighbourhood completion 

plans and incent developers to build the City’s desired product in the 

areas where significant changes are contemplated, we understand the 

City would consider development incentives or bonuses.” 

 

Response: 

A study of planning tools is underway, including bonusing, the 

recommendations of which will be incorporated into the Plan by an 

amendment. This will require a full public process with opportunities for 

residents to be involved. 

 

Planning and Building staff agree with the concept of transparency. 

Good planning must be adhered to when additional height and density is 

considered appropriate. The development should share the benefit with 

the community. 

 

Cliffway Plaza Development Application 

 

Issue: MIRANET states “We hope our understanding of the Draft 

Official Plan is correct and this type of development would not be 

allowed.” 

 

Response: 

Development applications are subject to only those official plan policies 

in effect at the time the application is made. The Cliffway Plaza 

application was submitted before the approval of the Interim 

Intensification Policies of OPA 58 and prior to the preparation of the 

Plan. Further, the proponent has appealed OPA 58 as well as OPA 95, 

Mississauga’s Growth Plan conformity amendment. Consequently, it is 

not subject to height restrictions introduced in OPA 58 and incorporated 

into OPA 95 and the Plan. It is important to have the Plan approved and 

in effect as soon as possible to provide a stronger policy basis for 

reviewing new development applications. 

 

Part 2: Priorities 

 

The priorities identified by MIRANET are based on the Strategic Plan. 

The Plan aligns with the Strategic Plan and implements its land use  
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policies. In many cases the actions identified by MIRANET are 

operational, or are outside the scope of an official plan. 

 

Build a Connected Multi-Modal Transportation System 

 

A multi-modal transportation network is a guiding principle of the Plan 

and is based on providing transportation choices to encourage a shift to 

more sustainable transportation modes. All modes are important but the 

emphasis on which modes are appropriate for a specific area of the City 

will depend on the land use context. Strategic decisions will need to be 

made when establishing funding priorities and timing of implementation 

through the Capital Budget. 

 

Support Aging-in-Place 

 

The Plan’s housing policies will align with the Regional Official Plan 

housing policies. Mississauga’s Housing Strategy (Housing Choices) is 

underway to address alternative housing types to allow people to 

continue to live in their neighbourhoods as they age. The intent of Major 

Nodes and Community Nodes is that they function as older adult clusters 

where community infrastructure, services, and programs will be directed 

to provide convenient access for older adults. This should be clarified in 

the Plan (see Appendix 2.) 

 

Develop Walkable, Connected Neighbourhoods and Create Great Public 

Spaces 

 

As previously mentioned, the Waterfront is addressed in Section 6.6.2 

and elsewhere in the Plan, and individual planning studies will provide 

further direction. The policies of the Plan are directed at building 

communities by permitting the necessary land uses to meet the day-to-

day needs of people throughout all stages of their lives in proximity to 

where they live. The Plan also supports active transportation modes, 

particularly in areas such as Community Nodes. Further, the Plan places 

greater emphasis on creating an attractive public realm. Collectively, 

these policies and others, support the creation of walkable, connected 

neighbourhoods and great public spaces. 
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Create Partnerships for Innovation 

 

Health care is a Provincial and Regional responsibility however, these 

uses will be permitted in appropriate locations by the Plan. 

 

The Economic Development Office (EDO) is working on a strategy to 

address emerging industries. EDO identified three strategic economic 

development goals for the Plan that support the city’s vision: 

� to be a Global Business Magnet, 

� to have a Culture of Innovation, and 

� to be a Knowledge Economy. 

 

In this context, a number of target opportunities have been recognized in 

high growth knowledge sectors, including Life Sciences; Information, 

Communication Technologies (ICT); Finance and Insurance; and 

Advanced Manufacturing. 

The report titled “Report on Comments – Draft Mississauga Official 

Plan”, dated June 8, 2010, recommends revisions to the Plan to recognize 

Mississauga’s economic development strategy. (See Appendix 3, 

recommendation 78 of the June 8, 2010 report.) 

 

Lead and Encourage Environmentally Responsible Approaches 

 

A key guiding principle of the Plan is that: 

 

“Mississauga will protect, enhance and where possible restore distinct 

natural heritage features and functions, particularly those associated with 

the Lake Ontario waterfront and the city’s river and valley corridor 

system.” 

Policies protecting the city’s natural areas and encouraging sustainable 

development practices are contained throughout the Plan and are further 

addressed in the “Report on Comments – Draft Mississauga Official 

Plan”, dated June 8, 2010. The issue of power generation is addressed in 

the same report. Appendix 3 of the June 8, 2010 report also contains 

recommendations for additional policies to address air quality. 
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Part 3: Proposals 

 

Mississauga Development Corporation: An Idea Whose Time Has Come 

 

Issue: MIRANET states “We would ask that Policy Planning Staff 

evaluate this feasibility, including financial aspects, within the context of 

Mississauga’s Draft Official Plan.” 

Response: 

The official plan expresses the long term vision for the city through land 

use planning policies. Establishing a municipal development corporation 

as part of an implementation strategy for development is beyond the 

scope of the Plan but is a matter currently being studied by the City. 

 

Mississauga Urban Design Advisory Panel: Expanded Role 

 

Issue: MIRANET states “We do find this section contains indefinite 

language such as ‘generally’, ‘encouraged’ and ‘should’ alongside terms 

like ‘must’, ‘will’ and ‘ensure’.” … “We would ask that Policy Planning 

Staff evaluate an expanded role for the MUDAP, including citizen 

involvement, within the context of Mississauga’s Draft Official Plan.” 

Response: 

The language in this section and elsewhere in the Plan is intentional and 

was carefully considered to provide sufficient flexibility for various 

forms of development in different parts of the City. Thus, words such as 

“may”, “should”, “encourage” and “will” were defined in Section 1.1.4 

of the Plan to provide guidance in reading the Plan. The policies in 

Section 8 may be refined with further detail in local area plans in 

response to the local planning context. 

The Plan encourages design excellence in architecture and urban design 

and supports a Design Review Panel to provide advice on design related 

matters that affect the public realm. A panel was established in 2007 by 

the Development and Design Division and has been well received by 

proponents of development and City Council. The panel is comprised of 

volunteer architects and landscape architects and is similar to the 

Vancouver Urban Design Panel in structure as an advisory body. This 

panel serves as an implementation tool to reinforce the policies in the 

Plan, but the operation and composition of this body is beyond the scope 
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of the Plan. MIRANET’s comments will be forwarded to the 

Development and Design Division for their consideration. 

Development Application Review Committee: Citizen Involvement 

 

Issue: MIRANET states “…we propose DART: Development 

Application Review Team, which would enable citizens to be 

collaborative at the initial design stage, rather than reactive, which is all 

we can be at the proposal stage.” 

Response: 

The involvement of citizens at the Development Application Review 

Committee (DARC) stage is premature at this preliminary stage in the 

processing of development applications. The purpose of DARC is for 

staff to identify technical issues and required studies for the submission 

of a potential development application. In some cases, landowners will 

not submit applications following the DARC meeting, or will 

substantially change an application based on the comments received. As 

a result of Bill 51 amendments to the Planning Act, notification of 

complete applications is provided to residents within 120m (400 ft.) of 

the proposed development site prior to circulation of the application, 

which provides the community with notification of proposed 

development and is an appropriate time to engage the community. 

 

Parking Strategy: A Comprehensive, Urban Approach 

 

Issue: MIRANET states “…parking is an increasingly critical issue that 

will either help or undermine the City’s goals relating to the 

transportation grid, infill development and infrastructure investment for 

the foreseeable future.” 

Response: 

The City recognizes the importance of parking in shaping and 

transitioning Mississauga into a more urban, transit supportive and well 

designed community. New official plan policies contained in section 7.4 

elaborate and update parking policies and provide for alignment with the 

principles of the Strategic Plan and other policy objectives of the Plan. In 

January 2009, City Council endorsed Phase I of the Mississauga Parking 

Strategy which established a new philosophy for parking in City Centre, 

(now referred to as Downtown Core) strategic principles for all nodes 

and corridors, rationale for the Payment-in-lieu of Off-Street Parking 
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Program and advice on the parking management structure. Phase II of 

the Parking Strategy is underway and deals with Port Credit and the 

Lakeshore Road East Corridor in Lakeview. Phase II will embrace the 

new parking philosophy and address items noted in MIRANET 

comments. Further, a study which will review parking standards on a 

city wide basis and examine if they should vary by locational attributes, 

based on access to public transit and other geographical characteristics 

(e.g. identification as an Intensification Area) is scheduled to commence 

in 2012. 

 

CONCLUSION Subsequent to completion of the report titled “Report on Comments – 

Draft Mississauga Official Plan”, dated June 8, 2010, additional 

submissions were received, which have not resulted in any significant 

changes to the Plan. 

 

STRATEGIC PLAN: The Official Plan is an important tool to implement the land use 

components of the Strategic Plan. The results of the “Our Future 

Mississauga – Be part of the conversation” public consultation informed 

the preparation of the Plan. The policy themes of the Plan advance the 

strategic pillars for change, which are: 

 

Move: Developing a Transit Oriented City 

Belong: Ensuring Youth, Older Adults and New Immigrants 

Thrive 

Connect: Complete Our Neighbourhoods 

Prosper: Cultivating Creative and Innovative Businesses 

Green: Living Green  
 

FINANCIAL IMPACT: Not applicable 

 

ATTACHMENTS APPENDIX 1: Written Submissions 

 APPENDIX 2: Response to Comments Table - Addendum  

 

 

    Original Signed By: 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:   Marianne Cassin, Ron Miller and Angela Dietrich, 

Policy Planning Division 
 

K:\PLAN\POLICY\GROUP\2010 Mississauga Plan Review\Report on Comments\Addendum Corporate Report on Comments_June23.doc 



 

Appendix 1 

 

Written Submissions 

 

 

1. Letter dated June 7, 2010 from Joanne Rogers, Planner, Dufferin–Peel Catholic District 

School Board 

2. Letter dated June 8, 2010 from Jordan Erasmus, Ontario Realty Corporation 

3. Letter dated June 18, 2010 from Nicole Pettenuzzo, Planner, Community Services 

Department, City of Mississauga 

4. Letter dated June 18, 2010 from Steve A. Zakem, Aird & Berlis LLP 

5. Letter dated June 18, 2010 from James Lethbridge, Lethbridge & Lawson Inc. 

6. Letter dated June 22, 2010 from James Lethbridge, Lethbridge & Lawson Inc. 

7. Letter dated June 22, 2010 from James Lethbridge, Lethbridge & Lawson Inc. 

8. Letter dated June 22, 2010 from James Lethbridge, Lethbridge & Lawson Inc. 

9. Letter dated June 22, 2010 from MIRANET: Mississauga Residents’ Associations Network 
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Lethbridge & Lawson rnc.
Planning and Engineering Consultants

J.D. Lethbridge B.Arch., MCIP, MRAIC, R.P.P.
S.D. Lawson P.Eng.

June 18,2010

City of Mississauga
Planning and Building Department
Policy Division
300 City Centre Drive
Mississauga, ON

Attention: Ms. Marianne Cassin

Dear Ms. Cassin:

Re: Draft Official Plan Mississauga
Part Three: Land Use Designations
Chapter 17 Employment Areas
Part of Lots 7 and 8 Range 3
NDS, City of Mississauga
The Elia Corporation

On behalf of my client, The Elia Corporation, I wish to comment on "Chapter 17 -
Employment Areas" of the draft Official Plan Mississauga.

The Elia Corporation owns lands on the south side of Central Parkway West with an area
of approximately 7 hectares, a depth ranging from 124.55m to 165.3m and approximately
440m of frontage.

The lands are vacant and are designated "General Retail Commercial" on the Land Use
Map of the Mavis-Erindale District of Mississauga Plan. The current "General Retail
Commercial Policies of Mississauga Plan" permits residentiat uses in combination with
retail commercial uses. As well, on "schedule 10a Land Use Designation South" of the
draft Official Plan the 7 hectares are designated "Mixed Use". The "General Land Use"
designation of the draft Official Plan permits residential uses on lands designated "Mixed
Usg".

The lands are zoned C3 (General Commercial)-1.

2020 winston Park Drive, Unit 102 oakville, ontario L6H 5x7 (905) 829-8s1g Fax (905) 829-4804 Email: admin@alsal.ca
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In addition, The Elia Corporation owns the adjacent vacant lands to the east with an area
of approximately 1.1 hectares with varying depth and 100. m of frontage on Erindale
Station Road. The lands are designated "Business Employment" on the Mavis - Erindale
Land Use Maps and are zoned E2-16.

It should be noted that both Mississauga Plan and the draft Official Plan do not allow
residential development in Business Employment Districts or in Employment Areas.

Attached is a sketch with the subject lands outlined in red.

My client wishes to consider development of the subject lands for a combination of office
commercial and residential uses.

The subject site is uniquely located within the District. The existing uses surrounding the
site include offices to the west and east, a commercial plaza and elementary private
school to the north and rail line to the south.

The existing development to the north provides a significant buffer and separation from the
subject site to employment uses beyond.

"Subsection 4.20.2 Development Concept" of the Mavis-Erindale District Policies of
Mississauga Plan requires that "any development will be functionally and visually
compatible with adjacent residential land uses" outside of the District. Within the District,
the lands adjacent to the subject site are already developed for land uses and in a built
form compatible with residential land uses.

The subject site is well served by public transit with access to bus stops along Central
Parkway West. The site is also within walking distance of the Erindale GO Station located
north of Burnhamthorpe Road and west of Creditview Road.

The residential component of the proposed mixed use development would provide the
opportunity for residents to live in close proximity to work and to shopping and services.

In anticipation of applications by The Elia Corporation to permit a mixed use development
including residential uses on the subject lands, it is requested that consideration of Sub-
section 17.1.2 Residential of the draft Official Plan be deferred as they apply to the subject
lands to permit evaluation of allowing residential uses on the subject site in the Mavis-
Erindale Employment Area and including the subject lands within 17.7.3 Special Site
Policies as a site within the Character Area that merits special attention subject to policies
permitting residential development in combination with office and commercial uses.

A deferral of the noted subsections as they apply to the subject lands would allow a
comprehensive submission on the subject lands to be made to the City.

2020 Winston Park Drive, Unit 102 Oakville, Ontario L6H 6X7 (905) 829-8818 Fax(905) 829-4804 Email: admin@alsal.ca



Would you kindly ensure we are provided with notification of consideration of our request
by Council and/or Committee of Council.

Yours truly,

ft,xry
James Lethbridge, B.Arch., MRAIC, MCIP, R.P.P.
Partner

Cc: Paul and Mario Elia
Cc: Saul Shulman
Cc: Vince Burns

2020 Winston Park Drive, Unit 102 Oakville, Ontario L6H 6X7 {905)829-8318 Fax(905)829-4804 Email: admin@alsal.ca
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Lethbridge & Lawson rnc.
Planning and Engineering Consultants

J.D. Lethbridge B.Arch., MCIP, MRAIC, R.P.P.
S.D. Lawson P.Eng.

June 22,2010

City of Mississauga
Planning and Building Department
Policy Division
300 City Centre Drive
Mississauga, ON LsB 3C1

Attention: Ms. Marianne Cassin

Dear Ms. Cassin:

Re: Official Plan Amendment, Rezoning and Application
Mississauga Files: O2061027 W11
De Zen Realty Company Limited and
678604 Ontario Inc.
Draft Mississauga Official Plan
Streetsville Community Node
Subsection 14.1 1.1.9 Mixed Use Policies

Q9 Zen Realty company Limited and 678604 Ontario lnc. has made a private application for an
Official Plan Amendment and Rezoning for lands located at 142,148 and part of iZO-tSA eueen
Street South.

The subject lands are defined by application OZ O6tO27 W11 and as ouflined on Appendix l-4 of
the May 25, 2010 Information Report.

Appendix l-4 is attached for your reference.

On behalf of my client, I wish to request a deferral of the "Mixed Use" policies for the Streetsville
Community Node in the draft Mississauga Official Plan for the subject lands.

Alternatively, I would request that the policies in the draft Mississauga Official Plan be amended to
be consistent with the Official Plan policies under application OZ061027 W11.

Yours truly,

)x>-*( t
V"r", Lethbridge, B.Arch., MRAIC, MClp, R.p.p.

Partner

Cc: Sandro De Zen

2020 winston Park Drive, Unit 102 oakville, ontario L6H 6x7 (905) 829-s818 Fax (905) 829-4g04 Email: admin@alsal.ca

farsha
Typewritten Text
                    APPENDIX 1-6



LEGEND:

r--t
I---J

PROPOSED OFFICIAL PIAN AMENDMENT
FROM "MAINSTREET RETAIL COMMERCIAT'
TO 'MAINSTREET RETAIL COMMERCIAL.
SPECIAL SITE POLICY" AND PROPOSED
REZONTNG FROM "er" (MAINSTREET
CoMMERCTAL) TO "C4-EXCEPTION' TO
PERMIT AN APARTMENT BUILDING wlTH
GROUND FTOOR COMMERCIAL USES.

PROPOSED OFFICIAL PIAN AMENDMENT
FROM -GENERAL RETAIL COMMERCIAT-
TO 'MAINSTREET RETAIL COMMERCIAL -
SPECIAL SITE POLrcT AND PROPOSED
REZONTNG FROM'C3' (GENERAI
CoMMERCTALI rO 'Or - EXCEPTTON" TO
PERMIT AN APARTMENT BUILDING WITH
GROUND FLOOR COMMERCIAL USES.

NOTE: EXISTING ZONING DELINEATED ON THE PI-AN

PROPOSED ZONING INDICATED BY SHADING WITHIN

THE APPLICATION AREA.

SUBJECT: DEZEN REALTY CO. LTD.
& 678604 oNTARIO LTD.

FILE NO:
oz o6{t27 wtl

DWG. NO:
06027R

SCALE:
1:25fi1

PDC DATE:
2ot0 05 l1

P

rrl.z
(t
X

A

DMWN BY:
B. KRUGER

ilflESlSSltt GA Ptoduced by
Ep1"nr'nn and Building T&WGeomotiq

R3
DET. DWELLS.

c4-51
COMMERCIAL

;R3
f DETACHED

f 
DWELL|NGS

\ . . _

; RM4-35
/ 

SEMI-DETACHED

r'-
I RA1-17
.' npnntuett

c4-3e i c+-ss
coM. f Cor,,ruencr,lr.

l-: _
i
I,
I
:
I,
fc3
i *MMER.TAL

I
:
I
I
:
,
I

| - . . - . . . ,
: f
f ;
t l
: c3-27 l-
I
I CoMMERCTAL ;
, t
:T

T-,
i

| Jc4
.. COMMERCIAL

c3
COMMERCIAL

I
a

79.6tm

tg.ati

c4
@MMERCIALi - . . -

rlJ 
-l

I RA2- I naz- :
i51  I  aq I51:49/ /
APARTMENT 

f oro*rrn, !
, .

c4-39

CAROLINE ST

ONTARIO ST;

c4
COMMERCIAL

/ r
i F
/ f ,r o

U)

F
trJu,
E
F
U)

z
l{J
uJ
f,
s l

] F
l u J
i lr,
l E
I F| (/)
t(-)
E,
f,
E I
c ) I

I F
I u l
i t u
I E
I F

, r t
o i
E I
f , /
r l
( ) i

STREETIERWA

I E
I F
I f ,
I O
I U '

F
TU
lr,
o(
F
q

z l
! J I
L.J /
J I
o l

/ F '
l a ,
I t !
l c r
i :
i G t
l o l

l p
l Q

> l

3 * /
a t
o o /
t t
@ F

c4- :
28 'i
coM.

ItlrtlrREEr

TOWN- \
HOUSES \

RM5-
32

,
I
I
;
I
I

c4 I
@M.

RAl-4 ,.'
APARTMENT/

,
I

lo.Zo,n t_Z6.6Sm

37.05m

u
confMERcnt



Lethbridge & Lawson Inc.
Planning and Engineering Consultants

J.D. Lethbridge B.Arch., MCIP, MRAIC, R.P.P.
S.D. Lawson P.Eng.

June 22,2O1Q

City of Mississauga
Planning and Building Department
Policy Division
300 City Centre Drive
Mississauga, ON LsB 3C1

Attention: Ms. Marianne Cassin

Dear Ms. Cassin:

Re: Official Plan Amendment, Rezoning and
Plan of Subdivision Application
Mississauga Files: OZ 07 1022 W7
675553 Ontario Ltd.
Draft Mississauga Official Plan
Downtown Cooksville
Special Site Policies - Site 4

675553 Ontario Ltd. has made a private application for an Official Plan Amendment, Rezoning and
Plan of Subdivision for lands located at 90, 110 and 110 Dundas Street West on the south side of
Dundas Street and east of Confederation Parkway.

The application has been appealed to the Ontario Municipal Board.

The subject lands are defined by Appendix l-4 of the January 13, 2009 Information Report attached
for your reference.

On behalf of my client, I wish to request a deferral of the Special Site 4 policies for Section 12.4
Downtown Cooksville in the draft Mississauga Official Plan for the subject site until the Ontario
municipal Board has dealt with the Appeal on the application.

Alternatively, I would request that the policies in the draft Mississauga Official Plan be amended to
be consistent with the Official Plan Amendment under application OZ 071022W7.

Yours truly,

James Lethbridge, B.Arch., MRAIC, MCIP, R.P.P.
Partner

Cc: Jay Libfeld
John Alati

2020 Winston Park Drive, Unit 102 Oakvil le, Ontario L6H 6X7 (905) 829-8818 Fax (905) 829-4804 Email: admin@alsal.ca
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Lethbridge & Lawson Inc.
Planning and Engineering Consultants

tts i:*:::r;:$"n' 
McrP' MRArc' R P P

June 22,2010

City of Mississauga
Planning and Building Department
Policy Division
300 City Centre Drive
Mississauga, ON LsB 3C1

Attention: Ms. Marianne Cassin

Dear Ms. Cassin:

Re: Draft Official Plan Mississauga
Plan of Subdivision Application
Mississauga Files: OZOgloll & 21T-M9004
Summit Eglinton Inc.
Draft Mississauga Official Plan
Uptown Major Node
13.3.4 Special Site Policies - Site 2

Summit Eglinton Inc. has made a private application for an Official Plan Amendment,
Rezoning and Plan of Subdivision for lands at 5081 Hurontario Street.

The subject lands are as defined by application files: O2091011 and 21T-M9004.

On behalf of my client, I wish to request a deferral of the proposed Special Site 2 policies
for the Uptown Major Node in the draft Mississauga Official Plan for the subject lands until
the Staff Supplementary Report on the application is available.

Alternatively, I would request that the policies in the draft Official Plan be amended to be
consistent with the requested Official Plan Amendment.

Yours truly,

eA="
James Lethbridge, B.Arch.,  MRAIC, MCIP, R.P.P.
Partner

Cc: Gary Tiz

2020 Winston Park Drive, Unit 102 Oakville, Ontario L6H 6X7 (905) 829-8818 Fax (905) 329-4804 Email: admin@alsal.ca
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Appendix 2 

Response to Comments Table - Addendum1 
 

RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

 

 1. Introduction and Policy Context 

Mississauga 

Residents 

Associations 

Network 

1 Introduction 

and Policy 

Context 

Given the importance of 

public engagement, 

Section 10:Promote 

Collaboration should be 

moved to a more 

prominent location in 

Part 1, Introduction and 

Policy Context 

Agreed  1. That Section 10, Promote Collaboration be moved to Part 1, 

Introduction and Policy Context. 

4. Direct Growth  

Mississauga 

Residents 

Associations 

Network 

4.3.2 Major 

Nodes,  

4.3.3 

Community 

Nodes 

Designate older adult 

clusters in nodes. 

Upon further review, 

the role of Major Nodes 

and Community Nodes 

should be clarified to 

indicate they are 

intended to serve as 

older adult clusters 

where community 

infrastructure, services, 

and programs will be 

directed to provide 

convenient access for 

older adults. 

2. That 4.3.2, Major Nodes be amended by adding the following: 

 

Major Nodes are intended to serve as older adult clusters 

where community infrastructure, services, and programs to 

serve the needs of older adults will be directed.  

 

That 4.3.3, Community Nodes be amended by adding the 

following: 

 

Community Nodes are intended to serve as older adult 

clusters where community infrastructure, services, and 

programs to serve the needs of older adults will be directed. 

                                                 
1
 The draft Mississauga Official Plan is referred to as “the Plan”. The existing Official Plan is referred to as “Mississauga Plan” 
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RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

Steven Zakem, 

Aird & Berlis, on 

behalf of 

Dundas Dixie 

Developments 

Ltd., 1212763 

Ontario Ltd. and 

1212765 Ontario 

Ltd. 

4.3.3 

Community 

Nodes 

4.4.8 Corridors,  

17.1.1. 

Employment 

Areas, General 

Seeks confirmation their 

clients lands on the 

south side of Dundas St. 

E., east of Dixie Road, 

are designated “Mixed 

Use”, located within an 

Employment Area and 

an Intensification 

Corridor, and within the 

boundary of the Dundas 

/ Dixie Community 

Node. Based on this 

understanding, the 

respondent suggests 

the lands are subject to 

policies regarding 

employment density 

targets, population: 

employment ratios, are 

not subject to minimum 

height requirements, 

and may be subject to 

city initiated zoning 

amendments which 

may restrict current 

zoning permissions. 

The subject lands are 

proposed to be 

designated “Mixed 

Use”. While the lands 

are conceptually shown 

as being within the 

Dundas / Dixie 

Community Node, the 

boundaries of the Node 

will be determined 

through a local area 

plan. Until the 

Community Nodes are 

determined the lands 

will be subject to the 

Dixie Employment Area 

policies. 

Since the lands are 

within an Intensification 

Corridor, they are not 

subject to minimum 

density provisions. 

However, a minimum 

height of two storeys 

applies to Corridors, 

except those within 

Employment Areas. 

This policy should be 

amended to clarify that 

the minimum height 

exemption does not 

apply to lands along an 

Intensification Corridor.  

 

The City has three 

years to amend the 

zoning by-law to 

3. That the last sentence of 4.4.8 be revised as follows: 

 

Except for along Intensification Corridors and within Major 

Transit Station Areas the minimum building height will not 

apply to Employment Areas. 

 

That 17.1.1.1 be revised as follows: 

 

That Land on a Corridor will not be subject to the two storey 

height minimum except along Intensification Corridors and 

within Major Transit Station Areas. Local area plans or 

planning studies may establish height requirements. 

 

That the new figure “Table of heights, ratios and density” 

proposed in Appendix 4 of the report titled “Report on 

Comments – Draft Mississauga Official Plan” dated June 8, 

2010 from the Commissioner of Planning and Building, be 

revised to indicate that a minimum two storey height will be 

required for lands along an Intensification Corridor within an 

Employment Area. 
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RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

conform to the Plan, 

however, the Dundas 

Corridor Study may 

have implications for 

land use, density, 

heights and built form 

for the subject lands. 

 

5. Value the Environment 

Dufferin-Peel 

Catholic District 

School Board 

5.1.10 

Introduction 

Request this policy to 

read “Schools and 

daycares located next to 

highways must have 

regard for the safety of 

students and children in 

relation to the 

highway.” 

5.1.10 is 

recommended for 

deletion in 

Recommendation 14 of 

the June 8, 2010 report 

as it is covered in 

5.1.11, which permits 

these uses, provided 

the adverse effects of 

the highway are 

mitigated.  

 

4. No action required. 

Dufferin-Peel 

Catholic District 

School Board 

5.3 Green 

System 

Request clarification of 

the policy that parks and 

open spaces have the 

potential to be managed 

in a manner that 

supports and enhances 

the Natural Areas 

System. 

This policy encourages 

the owners to manage 

the open space on their 

lands, such as school 

yards, in a manner that 

supports the Natural 

Areas System, by such 

means as tree planting, 

naturalization, and 

maintaining permeable 

areas. 

5. No action required. 
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RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

 

11. General Land Use Designations 

Ontario Realty 

Corporation 

11.2.1.1 b Uses 

Permitted in all 

Designations 

The description of 

electric power supply 

facilities be changed 

from “electric power 

supply and transmission 

facilities” to “electricity 

transmission and 

distribution facilities”. 

 

The requested change 

is acceptable and will 

not permit power 

generating facilities. 

6.. That 11.2.1.1 b be revised to read:  

 

electric power supply and transmission 

facilities electricity transmission and distribution facilities; 

Ontario Realty 

Corporation 

11.2.2.1 Utility Request “electricity 

transmission and 

distribution facilities” be 

added as a permitted 

use to Utility.  

Electricity transmission 

and distribution 

facilities are a 

permitted use in all 

designations, including 

Utility.  

 

7. No action required. 

Ontario Realty 

Corporation 

11.2.2.1 Utility,  

11.2.4 Open 

Space, 

17.1.9.1, 

Employment 

Areas, Utilities 

Request the following 

be added as permitted 

uses in Utility: 

“Secondary land uses 

such as active and 

passive recreation, 

agriculture, community 

gardens, other utilities 

and uses such as 

parking lots and outdoor 

storage that are 

accessory to adjacent 

land uses, shall be 

permitted within 

provincially owned 

hydro corridors where 

The term “Secondary 

land uses such as” is 

open ended and not 

appropriate. 

“Active and passive 

recreation facilities” are 

considered community 

infrastructure or 

parkland, and are 

permitted in all land 

use designations, 

except Greenbelt. The 

Plan uses the term 

“Urban Agriculture” 

instead of agriculture, 

and permits community 

8. That 11.2.1.1 be amended by adding community gardening as 

a permitted use in all land use designations, except 

Greenbelt. 

 

That 11.2.4.2 and 11.2.4.3 be amended by deleting 

“community gardening”. 

 

That 17.1.9.1 be revised as follows: 

 

Outdoor storage will be permitted accessory to a permitted 

land use adjacent to in electric power rights-of-way. 
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RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

they are compatible 

with surrounding land 

uses and 

reviewed/approved by 

the utility provider.” 

gardening on lands 

designated “Open 

Space”. Upon further 

review, community 

gardening should be 

permitted in all land 

use designations 

instead of “Open 

Space”. The request 

for “other utilities” is 

too broad, and parking 

is currently permitted. 

The request for outdoor 

storage is inappropriate 

in all locations. The 

Plan permits outdoor 

storage only on lands 

designated “Utility” in 

Employment Areas”. 

Upon further review, 

this permission should 

be clarified to permit 

outdoor storage only if 

accessory to an 

adjacent permitted land 

use. 
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RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

Ontario Realty 

Corporation 

11.2.3.7, 

Greenbelt 

Greenbelt should be 

revised to permit 

electricity transmission 

and distribution 

facilities, if other options 

are not feasible. 

The existing prohibition 

of electricity 

transmission and 

distribution facilities in 

Greenbelt by 

Mississauga Plan 

should be maintained in 

the Plan. Permitting 

such uses is contrary to 

the Greenbelt intent of 

protecting property 

from natural hazards, 

and protecting, 

enhancing and 

restoring the natural 

areas system  

9. No action required. 

 

16. Neighbourhoods 

James 

Lethbridge, 

Lethbridge & 

Lawson Inc. on 

behalf of 675553 

Ontario Inc. 

12.4 Downtown 

Downtown 

Cooksville 

Special Site 4 

Special Site 4 policies 

should be deferred 

pending the Ontario 

Municipal Board 

consideration of an 

official plan amendment 

application or the draft 

plan should be amended 

in accordance with the 

proposed OPA. 

 

 

The redesignation of 

individual properties is 

outside the scope of 

the Official Plan 

Review and should be 

dealt with by a 

development 

application or a  local 

area plan. 

10. No action required. 
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RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

James 

Lethbridge, 

Lethbridge & 

Lawson Inc. on 

behalf of 

Summit Eglinton 

Inc. 

13.3 Major 

Nodes 

Uptown Node 

Special Site 2 

Special Site 2 policies 

should be deferred 

pending Council 

consideration of an 

official plan amendment 

application or the draft 

plan should be amended 

in accordance with the 

proposed OPA. 

 

The redesignation of 

individual properties is 

outside the scope of 

the Official Plan 

Review and should be 

dealt with by a 

development 

application or a local 

area plan. 

11. No action required. 

James 

Lethbridge, 

Lethbridge & 

Lawson Inc. on 

behalf of De Zen 

Realty Company 

limited and 

678604 Ontario 

Inc. 

14.11.2 

Community 

Nodes 

Streetsville 

Community 

Node 

Land Use 

Land Use policies 

should be deferred 

pending Council 

consideration of an 

official plan amendment 

application or the draft 

plan should be amended 

in accordance with the 

proposed OPA. 

 

The redesignation of 

individual properties is 

outside the scope of 

the Official Plan 

Review and should be 

dealt with by a 

development 

application or a local 

area plan. 

12. No action required. 

Ontario Realty 

Corporation 

16.2.3.2.2 f 

Applewood 

Special Site 

Policies,  

16.6.3.2 d 

Cooksville 

Environmental 

Planning Areas,  

16.15.3.3 d 

Malton 

Environmental 

Planning Areas,  

These sections prohibit 

electrical substations 

within natural hazard 

areas in accordance 

with the Provincial 

Policy Statement. 

Electrical substations 

are subject to the 

Environmental 

Assessment Act and on 

occasion have been 

required to be located 

within a flood plain 

The request is contrary 

to the Provincial Policy 

Statement and is not 

supported.  

13. No action required. 
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RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

17.4.4.1.1 f Dixie 

Special Site 

Policies 

subject to the 

appropriate safeguards. 

As such, the prohibition 

of “electrical 

substations” should be 

deleted from these 

sections. 

 

James 

Lethbridge, 

Lethbridge & 

Lawson Inc. on 

behalf of The 

Elia Corporation 

17.1.2 

Employment 

Areas 

Residential 

 

 

 

 

 

 

 

17.7.3 

Employment 

Areas 

Mavis Erindale 

Land Use 

17.1.2 which states that 

residential uses will be 

permitted only in the 

Dixie Character Area, 

should be deferred as it 

applies to lands on the 

south side of Central 

Parkway West, west of 

Erindale Station Road, to 

consider the 

redesignation of these 

lands to Mixed Use. 

 

17.7.3 which lists 

permitted Business 

Employment uses, 

should be deferred to 

consider a change to 

permit residential and 

commercial uses on the 

subject lands. 

 

The redesignation of 

individual properties is 

outside the scope of 

the Official Plan 

Review and should be 

dealt with by a 

development 

application or a  local 

area plan. 

14. No action required. 

 

 

 

 

 

 

 

 

 

 

 

No action required. 
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Schedules 

Dufferin-Peel 

Catholic District 

School Board 

Schedule 10: 

Land Use 

Designations 

Schedule 10-Land Use 

Designations should be 

amended to identify the 

following: 

St. Mary, St. James and 

Blessed Trinity 

elementary schools, the 

reserved elementary 

school site west of 

Festival Road, south of 

Bala Drive, and the 

future Loyola Catholic 

Secondary School at the 

southwest corner of 

Sladeview Crescent and 

Ridgeway Drive. 

 

Agreed.  15. That Schedule 10-Land Use Designations be revised by 

adding: 

 

St. Mary, St. James and Blessed Trinity elementary schools, 

the reserved elementary school site west of Festival Road, 

south of Bala Drive, and the future Loyola Catholic Secondary 

School at the southwest corner of Sladeview Crescent and 

Ridgeway Drive. 

Ontario Realty 

Corporation 

Schedule 10: 

Land Use 

Designations 

Request confirmation 

that all provincial hydro 

corridors are designated 

“Utility”.  

Based on information 

supplied by the 

Province, all provincial 

hydro corridors are 

designated “Utility”. 

16. No action required. 

 

Local Area Plans 

Community 

Services 

Department 

Downtown Core 

Local Area Plan, 

Land Use Map 

Downtown Core Local 

Area Plan Land Use 

Map should be 

amended to include 

new public open space. 

Agreed. 17. That the Downtown Core Local Area Plan Land Use Map be 

amended to include new public open space as shown on the 

map attached to the memorandum from Community Services 

Department. 



 

Appendix 2 - page 10 

 


	RECOMMENDATION
	BACKGROUND
	COMMENTS
	CONCLUSION
	STRATEGIC PLAN
	ATTACHMENTS
	APPENDIX 1: Written Submissions
	Appendix 1-1
	Appendix 1-2
	Appendix 1-3
	Appendix 1-4
	Appendix 1-5
	Appendix 1-6
	Appendix 1-7
	Appendix 1-8
	Appendix 1-9


	APPENDIX 2: Response to Comments Table - Addendum



