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RECOMMENDATION: That the report titled “Southdown District Policies – Implementing 

Zoning By-law - Supplementary Report” dated September 29, 2009 

from the Commissioner of Planning and Building, be approved in 

accordance with the following: 

 

• Notwithstanding that subsequent to the public meeting held on 

June 23, 2008, revisions to the implementing zoning by-law have 

been made, City Council considers that the changes do not require 

further notice and, therefore, pursuant to the provisions of 

subsection 34(17) of the Planning Act, R.S.O. 1990, c.P.13, as 

amended, further notice regarding the proposed amendment is 

hereby waived. 

 

• That the implementing zoning by-law for the lands in the 

Southdown Planning District be amended, in accordance with the 

proposed zoning changes contained in Appendix 1 to this report 

which is consistent with the proposed modifications to Official 

Plan Amendment No.63. 
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BACKGROUND: On July 2, 2008, City Council considered the report titled "Southdown 

District Policies – Implementing Zoning By-laws" dated June 3, 2008, 

from the Commissioner of Planning and Building and adopted the 

following recommendation: 

 

"1. That the report titled "Southdown District Policies – Implementing 

Zoning By-laws" dated June 3, 2008 from the Commissioner of 

Planning and Building, be received for information. 

 

That the following correspondence with respect to the subject 

matter be received: 

 

a. Letter dated June 22, 2008 from Ryan Windle, MHBC 

Planning on behalf of LaFarge Canada Inc. providing 

comments on OPA 63 and the implementing zoning by-law. 

 

b. Letter dated June 23, 2008 from Andrew Paton, Q.C. on behalf 

of Petro-Canada advising of his attendance at the Planning and 

Development Committee Meeting to be held on June 23, 2008 

in order to present his client's position, and requesting to be 

notified of all future meetings with respect to the subject 

matter." 

 

The statutory public meeting, to fulfill the requirements of the 

Planning Act, was held by the Planning and Development Committee 

on June 23, 2008.  The meeting was attended by approximately 30 

persons of which, six made presentations.  The Committee also 

received written correspondence on the matter.  Additional 

correspondence was received subsequent to the meeting. 

 

On August 6, 2008, City Council adopted Amendment 63 to 

Mississauga Plan – Southdown District Policies.  Six appeals were 

filed against Amendment 63.  Subsequently, on June 24, 2009, City 

Council adopted several modifications to Amendment 63 and 

authorized Legal Services to submit these amendments to the Ontario 

Municipal Board in respect of the six appeals which were filed against 

Amendment 63.  The draft zoning by-law in Appendix 1 to this report 

incorporates the modifications to Amendment 63. 
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COMMENTS: General Issues 

 

Existing Uses 

 

Amendment 63, as approved by City Council, provides for the 

continuation of existing uses.  The draft zoning by-laws did not 

sufficiently recognize existing uses.  Although most existing uses in 

the Southdown Planning District are permitted in either the E2 or E3 

base zone, in the event that a use cannot adequately be defined with 

the provisions contained in By-law 0225-2007, a permission for 

legally existing uses is proposed to be added to all E2 and E3 

exception zones within the Southdown Planning District.  The by-law 

contained in Appendix 1 includes the following wording "use legally 

existing on the date of passing of this By-law".  Staff is satisfied that 

this added use will provide some assurance to all affected land owners 

that their current operations can continue. 

 

Outdoor Storage 

 

The draft zoning by-laws required outdoor storage to be within 

enclosed containers.  The objective for outdoor storage is to control 

and manage the dispersion of loose material into the air, in order to 

prevent emissions of air borne particulate matter that can contribute to 

problems with air quality.  The intent was not to restrict the storage of 

static materials and products that do not emit particulates such as 

forklift and skids.  For example, piles of sand and salt that can become 

air borne will be restricted by adding a regulation that states "outdoor 

storage of particulate raw materials, such as, but not limited to 

salt and sand will be within enclosed containers, a structure with a 

minimum of three (3) sides and a roof, or otherwise covered".  This 

regulation will achieve the overall objective of controlling outdoor 

storage that may affect air quality. 

 

Contractors and Bulk Storage Yards 

 

Contractors and bulk storage yards are generally located within the 

interior of the Southdown Planning District.  The draft by-laws 

presented in June 2008 restricted these uses within the entire planning 

district.  The overall objective is to control these types of businesses 
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on lands with frontage on the major roads within the district (Royal 

Windsor Drive, Winston Churchill Boulevard, Lakeshore Road West 

and Southdown Road).  Changes have been made to the draft zoning 

by-law to allow these types of uses within the interior of the district. 

 

Site Specific Issues 

 

Petro-Canada 

 

Petro-Canada has an outstanding appeal (Appeal No.36) to By-law 

0225-2007 on their property on the west side of Southdown Road 

where they have had a "land farming" operation since 1975.  Land 

farming is the "biodegradation of petroleum refining wastes by 

naturally occurring soil bacteria by means of controlled application of 

the wastes to land followed by periodic tilling".  Petro-Canada has a 

provisional certificate of approval from the Ministry of the 

Environment (MOE) for this operation.  This use is fundamentally 

industrial in nature but currently, is a legal non-conforming use. 

 

As a legal non-conforming use, there is less ability to control the use 

by the City than if recognized as a legal use.  As a legally recognized 

use, the City can control the use through regulations in the zoning by-

law.  Therefore, the area used for the land farming operation is 

proposed to be recognized as a special site in the Southdown Planning 

District Policies and zoned E3-11, which will only permit land 

farming and no other industrial uses.  As a further measure, it must be 

accessory to the existing oil refinery on the east side of Southdown 

Road. 

 

Petro-Canada also has a card-lock fuel dispensing facility on the east 

side of Southdown Road.  Amendment 63 specifically removed this as 

a permitted use on lands fronting the major roads within the 

Southdown Planning District.  The City is prepared to legally 

recognize this existing facility with the introduction of a special site in 

the district policies and an E3-13 zone in the zoning by-law. 

 

Further, Petro-Canada has existing buildings and structures within a 

portion of the Greenbelt lands along the waterfront on their property. 
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Petro-Canada requested that these existing buildings and structures be 

legally recognized and allowed to expand or construct new buildings 

or structures within the Greenbelt.  Staff is prepared to recognize the 

existing buildings and structures but cannot extend as-of-right zoning 

to allow for expansions or new buildings.  Further approvals from the 

Conservation Authority and/or City will be required if any expansions 

or new buildings and structures are contemplated. 

 

 

FINANCIAL IMPACT: Not applicable 

 

 

CONCLUSION: The zoning by-law included as Appendix 1 to this report incorporates 

all of the changes as noted above and implements the City Council 

adopted modifications to Amendment 63. 

 

 

ATTACHMENTS: APPENDIX 1: Draft Zoning By-law 

 

 

 

 

 

    Original Signed By: 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:   Karen Crouse, Policy Planner, Community Planning 
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