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CD.04.HUR 

DATE: May 12, 2009 

TO: Chair and Members of Planning and Development Committee 

Meeting Date: June 1, 2009 

FROM: Edward R. Sajecki 

Commissioner of Planning and Building 

SUBJECT: Upper Hurontario Street Corridor - Implementing Zoning - 

Supplementary Report  WARD 5 

 
RECOMMENDATION: 1. That the report titled "Upper Hurontario Street Corridor - 

Implementing Zoning – Supplementary Report" dated May 12, 

2009 from the Commissioner of Planning and Building, be 

received. 

 

2. That the amendments to Zoning By-law 0225-2007 detailed in 

Appendix 2 to the report titled "Upper Hurontario Street Corridor - 

Implementing Zoning – Supplementary Report" dated May 12, 

2009 from the Commissioner of Planning and Building, be 

adopted and that an implementing by-law be brought to a future 

City Council meeting. 

 

BACKGROUND: On February 13, 2008, City Council adopted By-law 0057-2008 which 

approved Amendment 40 to Mississauga Plan (Official Plan). 

 

Amendment 40 originated from City Council’s concerns that the 

policies and standards in Mississauga Plan, the Zoning By-law and 

urban design guidelines applicable to the Upper Hurontario Street 

Corridor lands were not achieving the design vision for the area. 

 

Amendment 40 provided new land use and urban design policies for 

all forms of development adjacent to Upper Hurontario Street.  
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Amendment 40 has been appealed to the Ontario Municipal Board by 

two area property owners (Orlando Corporation and Derry-Ten 

Limited). 

 

The lands subject to Amendment 40 are adjacent to Upper Hurontario 

Street, north of Matheson Boulevard East and West to the 

Mississauga/Brampton municipal boundary (as shown on the three 

context maps contained in Appendix 1).  While most of the properties 

immediately adjacent to Upper Hurontario Street are proposed to be 

rezoned, properties currently zoned 'D' will remain zoned 'D' and those 

properties with zoning in conformity with the provisions of the 

Gateway District Policies and changes contained in Amendment 40, 

will not be impacted.  The proposed zoning changes for the lands in 

the Upper Hurontario Street Corridor are contained in Appendix 2. 

 

The statutory public meeting for the implementing zoning by-laws 

was held on June 9, 2008.  Four deputants made presentations to the 

Planning and Development Committee as follows: 

 

• Mr. Tae Ryuck of Goldberg Group on behalf of Orlando 

Corporation; 

• Mr. David Fisher, resident; 

• Mr. Paul DaCunha on behalf of Louis Velianou, owner of 6610 

and 6620 Hurontario Street; and, 

• Ms. Ravail Baring on behalf of her husband respecting a proposed 

hotel development at the northwest corner of Courtney Park Drive 

and Hurontario Street. 

 

Written submissions were also received from Orlando Corporation and 

Wood Bull Barristers and Solicitors on behalf of Derry-Ten Limited 

for lands at the southwest corner of Derry Road West and Hurontario 

Street. 

 

COMMENTS: The implementing zoning addresses the following key principles of 

Official Plan Amendment 40 to achieve the vision for the Upper 

Hurontario Street corridor: 

 

• prohibit drive-throughs adjacent to Upper Hurontario Street; 
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• prohibit new free-standing restaurants adjacent to Upper 

Hurontario Street; 

• prohibit new single-storey financial institutions adjacent to Upper 

Hurontario Street; 

• require a minimum building height of three storeys at key 

intersections; 

• require building frontages on Upper Hurontario Street to be 

brought up to the street, to create a more urban streetscape and 

impose a maximum building setback; 

• require main front entrances to face Upper Hurontario Street; 

• encourage office and "prestige" business employment uses 

adjacent to Upper Hurontario Street; and, 

• prohibit parking in front of buildings except on properties 

specifically exempt – Orlando Corporation lands at the northwest 

and southeast corners of Highway 401 and Upper Hurontario 

Street. 

 

The following outlines the comments received at the public meeting 

and through written correspondence and staff's response to the issues 

raised. 

 

Comment - 1 

Orlando Corporation has expressed concerns with the proposed 

regulations as they apply to their remaining undeveloped parcels 

fronting onto Hurontario Street.  The proposed zoning regulations are 

overly restrictive and do not provide enough flexibility for future 

development. 

 

More specifically, the requirement for main front entrances to face 

Hurontario Street is excessive and rather, should be dealt with as part 

of site plan approval.  The regulation providing for one row of parking 

between the building and Hurontario Street at the northwest and 

southeast corners of Highway 401 and Hurontario Street should be 

increased to accommodate the required landscape area, two rows of 

parking, an access aisle and additional landscaping in front of any 

proposed building. 

 

The undeveloped parcel at the southwest corner of Highway 401 and 

Hurontario Street may not be able to achieve the vision for Upper 
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Hurontario Street established in OPA 40 or the proposed zoning 

regulations given the MTO restrictions related to access and grading 

related to Highway 401 and proposed interchange improvements. 

 

Finally, the office site at the southwest corner of Sandstone Drive and 

Hurontario Street can accommodate additional development.  A new 

office building should be setback similar to the existing office building 

to provide maximum visibility to the users.  Similarly, any additions to 

the existing building should be similarly set back.  Orlando 

Corporation requested a meeting with staff to discuss these issues in 

greater detail. 

 

Response 

Staff met with representatives of Orlando Corporation and their 

planning consultant in October 2008.  The following reflects the issues 

discussed and staff's position. 

 

In order to achieve the vision for Upper Hurontario Street as outlined 

in OPA 40 and in existing design guidelines for this portion of the 

street, main front entrances should face Hurontario Street to create an 

active relationship between buildings and the street.  With the future 

introduction of higher-order transit to the Hurontario corridor, it will 

be essential to provide access to buildings fronting Hurontario Street 

and to establish an active space between buildings and the street.  The 

regulation requiring main front entrances to face Hurontario Street 

should remain. 

 

The regulation providing for one row of parking between the building 

and Hurontario Street at the northwest and southeast corners of 

Highway 401 and Hurontario Street should not be increased.  Upon 

further review, the regulation related to parking will be reduced to  

18 metres (59 feet) and will allow for the required landscape area  

(4.5 metres/14.8 feet), one row of parking (5.2 metres/17 feet) and an 

access aisle (7 metres/23 feet) between Hurontario Street and the 

building face.  This reduction will go far in achieving the overall goals 

for Upper Hurontario Street by only permitting one row of parking 

while recognizing a previous development right. 
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To date, no formal site plans have been submitted for the vacant land 

parcels at the southwest corner of Highway 401 and Hurontario Street.   

By-law 0225-2007 contains a general regulation related to setbacks to 

Provincial highways.  The minimum required setback in this general 

regulation will apply.  No changes to the draft zoning by-law are 

required. 

 

Staff acknowledges that the lands at the southwest corner of Sandstone 

Drive and Hurontario Street can accommodate additional 

development.  New buildings will be required to comply with the 

maximum building setback (10 metres/33 feet) established for the E1 

zone for lands fronting onto Hurontario Street.  Although staff are 

supportive of additions to the existing building being set back to 

match the existing development, a minor variance to the zoning  

by-law will be required. 

 

Comment - 2 

Buildings should be close to the street to encourage pedestrian activity 

and should be between five and 10 storeys in height.  The corridor will 

intensify and transit ridership will increase.  A maximum building 

setback of 10 metres (33 feet) is appropriate and parking should not be 

permitted between the buildings and the street. 

 

Response 

The overall intent of the implementing zoning for the Upper 

Hurontario Street is to encourage a more active street and promote 

more pedestrian activity.  In the context of the current policies of 

Mississauga Plan and additional policies introduced through OPA 40, 

lands identified as Special Site 2 along Hurontario Street demand a 

higher level of urban design including minimum height requirements. 

 

A minimum three-storey height requirement is being imposed at key 

intersections that correspond to the Special Site 2 policies and include 

the intersections of Courtneypark Drive and Derry Road.  The 

required maximum building setback is 10 metres (33 feet) unless 

noted in specific exception zones to reflect prior approvals.  Parking 

will not be permitted between buildings and the street unless noted in 

specific exception zones to reflect prior approvals. 
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Comment - 3 

Single-storey restaurants, banquet halls and financial institutions 

should be allowed to be developed along the corridor given they were 

permitted in a prior planning regime. 

 

Response 

Planning documents evolve over time as the city develops into a more 

urban environment.  Single-storey free-standing restaurants and 

financial institutions are no longer appropriate uses for lands fronting 

Hurontario Street.  In addition, these uses could potentially 

incorporate drive-through facilities which again, are not appropriate 

on lands fronting Hurontario Street. 

 

Comment - 4 

Will the proposed regulations prohibit free-standing restaurants along 

Hurontario Street?  What about a hotel with an associated restaurant? 

 

Response 

As noted in the response above, free-standing restaurants are not 

appropriate uses for lands fronting Hurontario Street.  If the proposed 

restaurant is physically incorporated into the proposed hotel, it will 

comply.  If the proposed restaurant is physically separate from the 

hotel, it will not be permitted immediately adjacent Hurontario Street. 

 

The revisions to the draft zoning by-law as noted above have been 

made as reflected in Appendix 2 to this report. 

 

Orlando Corporation also has an outstanding appeal (Appeal 3) to 

Zoning By-law 0225-2007, on some but not all, of their properties in 

the Upper Hurontario Street Corridor.  The outstanding appeal to 

Zoning By-law 0225-2007 has now been consolidated with their 

appeal to Official Plan Amendment 40. 

 

STRATEGIC PLAN: The implementing zoning for the Upper Hurontario Street Corridor 

will put in place performance standards and regulations that will 

achieve a built environment toward "cultivating creative and 

innovative businesses".  This is one of the five strategic pillars for 

change in the City's newly adopted Strategic Plan.  Stated actions in 

the Strategic Plan include facilitating dialogue on emerging industries, 
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developing knowledge-based industries and cultivating and nurturing 

the business environment.  The creation of an appropriate built 

environment in the Upper Hurontario Street Corridor will attract these 

types of businesses and activity. 

 

Developing a transit-oriented City is another pillar of the Strategic 

Plan that will play a role in the development of the Upper Hurontario 

Street Corridor.  A reliable and convenient system of higher-order 

transit will be a catalyst for more dense employment development 

within the Upper Hurontario Street corridor.  An action being pursued 

by the City along with Metrolinx is the introduction of higher-order 

transit along major corridors including Hurontario Street.  The 

Hurontario Main Street Study is currently underway for Hurontario 

Street to realize this action. 

 

FINANCIAL IMPACT: 

 

CONCLUSION: 

Not applicable 

 

Amendment 40 to Mississauga Plan (Official Plan) was approved by 

City Council on February 13, 2008 with the adoption of  

By-law 0057-2008 and has been appealed to the Ontario Municipal 

Board.  With the approval of Amendment 40, it is necessary to prepare 

the implementing zoning by-law.  The draft zoning by-law attached to 

this report in Appendix 2, will guide development to achieve the 

vision for the Upper Hurontario Street Corridor as detailed in Official 

Plan Amendment 40. 

 

ATTACHMENTS: APPENDIX 1: General Context Maps (1A to 1C) 

 APPENDIX 2: Draft Zoning By-law 

 APPENDIX 3: Excerpts from June 9, 2008 Planning and 

Development Committee Meeting 

 APPENDIX 4: Corporate Report dated May 20, 2008 

 

 

    Original Signed By: 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:   Karen Crouse, Policy Planner, Community Planning 
K:\PLAN\POLICY\GROUP\2009 Special Projects\Upper Hurontario Zoning\SupplementaryReportZoning.kc.doc 
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CD.04.HUR 

DATE: May 20, 2008 

TO: Chair and Members of Planning and Development Committee 

Meeting Date: June 9, 2008 

FROM: Edward R. Sajecki 

Commissioner of Planning and Building 

SUBJECT: Upper Hurontario Street Corridor – Implementing Zoning  

PUBLIC MEETING    WARD 5 

 
RECOMMENDATION: That the report titled "Upper Hurontario Street Corridor – 

Implementing Zoning" dated May 20, 2008 from the Commissioner of 

Planning and Building, be received for information. 

 

BACKGROUND: On February 13, 2008, City Council adopted By-law 0057-2008 which 

approved Amendment No.40 to Mississauga Plan (Official Plan).   

 

Amendment No.40 originated from City Council’s concerns that the 

policies in Mississauga Plan, the Zoning By-law and urban design 

guidelines applicable to the Upper Hurontario Street Corridor lands 

were not achieving the design vision for the area.   

 

Amendment No.40 provides new land use and urban design policies 

for all forms of development adjacent to Upper Hurontario Street. 

Amendment No.40 has been appealed to the Ontario Municipal Board 

by two area property owners (Orlando Corporation and Derry-Ten 

Limited). 

 

With the approval of Amendment No.40, it is necessary to propose 

implementing zoning by-laws, for consideration at a statutory public 

meeting, based on the changes to the Gateway District Policies of 

Mississauga Plan made in Amendment No.40. 
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The lands subject to Amendment No.40 are adjacent to Upper 

Hurontario Street, north of Matheson Boulevard East and West to the 

Mississauga/Brampton municipal boundary (as shown on the three 

context maps contained in Appendix 1).  While most of the properties 

immediately adjacent to Upper Hurontario Street are proposed to be 

rezoned,  any properties currently zoned 'D' will remain zoned 'D'.  

Also, those properties with zoning already in conformity with the 

provisions of the Gateway District Policies and changes contained in 

Amendment No.40, will not be impacted.  The proposed zoning 

changes for the lands in the Upper Hurontario Street Corridor are 

contained in Appendix 2. 

 

 

COMMENTS: The implementing zoning addresses the following key principles of 

Official Plan Amendment No.40 to achieve the vision for the Upper 

Hurontario Street corridor: 

 

• prohibit drive-throughs adjacent to Upper Hurontario Street; 

• prohibit new free-standing restaurants adjacent to Upper 

Hurontario Street; 

• prohibit new single-storey financial institutions adjacent to 

Upper Hurontario Street; 

• require minimum building height of three storeys at key 

intersections; 

• require buildings with frontage on Upper Hurontario Street to 

be brought up to the street to create a more urban streetscape 

and impose a maximum building setback; 

• require main front entrances to face Upper Hurontario Street; 

• encourage office and "prestige" business employment uses 

adjacent to Upper Hurontario Street; and,  

• prohibit parking in front of buildings except on properties 

specifically exempt – Orlando Corporation lands at the 

northwest and southeast corners of Highway 401 and Upper 

Hurontario Street. 

 

Orlando Corporation also has an outstanding appeal (Appeal No.3) to 

By-law 0225-2007, the City's new Zoning By-law, on some but not 

all, of their properties in the Upper Hurontario Street Corridor.  The 

zoning by-law necessary to implement Amendment No.40 for the 
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Orlando lands subject to the appeal to By-law 0225-2007 is contained 

in a separate by-law in Appendix 3.   

 

This zoning by-law can be adopted by City Council, but must be 

forwarded to the Ontario Municipal Board for their consideration in 

conjunction with the appeal to By-law 0225-2007.  The next pre-

hearing for the appeals to By-law 0225-2007 has been scheduled for 

July 9-11, 2008.  There is another appeal in the Upper Hurontario 

Street Corridor (Appeal No.28 – Pauls Properties – 75 Courtneypark 

Drive West) which is the subject of a settlement agreement to be 

presented at the July 2008 pre-hearing.  The zoning for these lands is 

not dealt with as part of this report.   

 

FINANCIAL IMPACT: Not applicable. 

 

CONCLUSION: Amendment No.40 to Mississauga Plan (Official Plan) was approved 

by City Council on February 13, 2008 with the adoption of By-law 

0057-2008 and has been appealed to the Ontario Municipal Board. 

With the approval of Amendment No.40, it is necessary to prepare the 

implementing zoning by-law.  The draft zoning by-laws attached to 

this report will guide development to achieve the vision for the Upper 

Hurontario Street Corridor as detailed in Official Plan Amendment 

No.40. 

 

ATTACHMENTS: APPENDIX 1: Context Maps 

 APPENDIX 2: Draft Zoning By-law – lands not subject to appeal in 

By-law 0225-2007 

 APPENDIX 3: Draft Zoning By-law – lands subject to Appeal No.3 

to By-law 0225-2007 (Orlando Corporation) 

 

 

 

 

    Original Signed By: 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:   Karen Crouse, Policy Planner, Long Range Planning 
 

File Tag:K:\PLAN\POLICY\GROUP\2008 Special Projects\Upper Hurontario Corridor\PublicMeetingReportZoning.kc.doc 
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