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Amendment No. 86
to

Mississauga Official Plan

The following text constitutes Amendment No. 86.
Also attached but not constituting part of the Amendment are Appendices | and II.

Appendix | is a description of the Public Meeting held in connection with this
Amendment.

Appendix Il is a copy of the Planning and Building Department report dated
June 11, 2018, pertaining to this Amendment.



PURPOSE

The purpose of this Amendment is to add a Special Site Policy to permit limited
outdoor display and storage and accessory retail sales of motor vehicles to a
motor vehicle repair facility in a Business Employment designation.

LOCATION

The lands affected by this Amendment are located southeast of Mavis Road and
Highway 401. The subject lands are located in the Gateway Employment Area
Character Area, as identified in Mississauga Official Plan.

BASIS

Mississauga Official Plan came into effect on November 14, 2012, save and
except for the outstanding site specific appeals to the Local Planning Appeal
Tribunal.

The subject lands are designated Business Employment, which permits motor
vehicle related uses, including motor vehicle repair, but does not include motor
vehicle sales and outdoor storage.

An Amendment is required to permit outdoor storage and display, and accessory
retail sales greater than the 20% of the total gross floor area that is permitted in
the Official Plan.

The proposed Amendment is acceptable from a planning standpoint and should
be approved for the following reasons:

1. The primary use of the lands for motor vehicle repair, maintains the site as
an employment use.

2. The accessory retail sales and outside storage of motor vehicles are limited
to ensure that they remain subordinate to the primary motor vehicle repair
use.



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

1. Section 17.5, Gateway Employment Area, of Mississauga Official Plan, is
hereby amended by adding Special Site 5 on Map 17-5: Gateway
Employment Area in accordance with the Special Site Policies.

2. Section 17.5.3, Special Site Policies, Gateway Employment Area, of
Mississauga Official Plan, is hereby amended by adding the following:

17.5.3.5 Site 5
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17.5.3.5.1 The lands identified as Special Site 5 are located south of
Highway 401, east of Mavis Road and north of Cantay Road.

17.5.3.5.2 Notwithstanding the policies of this Plan, the following additional
uses are permitted:

a. outdoor storage and display of motor vehicles accessory to motor vehicle
repair; and

b. a maximum of 40% of the total gross floor area may be used for motor
vehicle sales accessory to motor vehicle repair.



IMPLEMENTATION

Upon the approval of this Amendment by the Council of the Corporation of the
City of Mississauga, Mississauga Official Plan will be amended in accordance
with this Amendment.

The lands will be rezoned to implement this Amendment.

This Amendment has been prepared based on the Office Consolidation of
Mississauga Official Plan March 21, 2018.

INTERPRETATION

The provisions of Mississauga Official Plan, as amended from time to time
regarding the interpretation of that Plan, will apply in regard to this Amendment.

This Amendment supplements the intent and policies of Mississauga
Official Plan.

http:/teamsites.mississauga.ca/sites/18/mopa/oz 17 009.mopa 86.gmcg.jmcc.docx



APPENDIX |
PUBLIC MEETING

All property owners within a radius of 120 m of the subject lands were invited to attend a

Public Meeting of the Planning and Development Committee held on February 26, 2018 in
connection with this proposed Amendment.

No residents spoke at the public meeting and no written submissions were received.
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MississauGa

Date: June 11, 2018
To: Mayor and Members of Council

From: Andrew Whittemore, Commissioner of Planning and
Building

Originator’s file:
OZ 17/009 W5

Meeting date:
2018/07/04

Subject
RECOMMENDATION REPORT (WARD 5)

Applications to permit three motor vehicle repair facilities with accessory retail sales and

outdoor storage of motor vehicles

Block 9 and Part of Block 2, 43M-1363, Southeast corner of Mavis Road and Highway 401

Owner: Orlando Corporation
File: OZ 17/009 W5
BILL 139

Recommendation

1. That notwithstanding that subsequent to the public meeting, changes to the applications
have been proposed, Council considers that the changes do not require further notice and,
therefore, pursuant to the provisions of subsection 34(17) of the Planning Act, any further

notice regarding the proposed amendment is hereby waived.

2. That the applications under File OZ 17/009 W5, Orlando Corporation, Block 9 and Part of
Block 2, 43M-1633, to amend Mississauga Official Plan to add Special Site policies to the
Gateway Employment Area (West) Character Area and to amend the E2-Exception
(Employment-Exception) zone to permit three Motor Vehicle Repair Facility —
Restricted with accessory retail sales and outdoor storage of motor vehicles, be approved
subject to the conditions referenced in the staff report dated May 28, 2018 from the

Commissioner of Planning and Building.

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

agency concerned with the development.
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Originator's file: OZ 17/009 W5

4. That the decision of Council for approval of the rezoning application be considered null and
void, and a new development application be required unless a zoning by-law is passed
within 18 months of the Council decision.

5. Notwithstanding subsection 45.1.3 of the Planning Act, subsequent to Council approval of
the development application, the applicant can apply for a minor variance application,
provided that the location of outdoor storage of motor vehicles shall remain the same.

Report Highlights

e Since the Public Meeting, the applicant has submitted an application to amend the
Official Plan policies to facilitate the proposed zoning by-law amendment, at the request
of the Planning and Building Department

e No comments were received from the public

e Staff are satisfied with the changes to the proposal and find them to be acceptable from
a planning standpoint, and recommend that the applications be approved

Background

A public meeting was held by the Planning and Development Committee on February 26, 2018,
at which time an Information Report (Appendix 1) was received for information.
Recommendation 0055-2018 was then adopted by Council on March 7, 2018.

1. That the report dated February 6, 2018, from the Commissioner of Planning and Building
regarding the application by Orlando Corporation to permit three car dealerships under
File OZ 17/009 W5 be received for information and notwithstanding the Planning
protocol, that the Recommendation Report be brought directly to a future Council

meeting.
2. That staff be directed to conduct a re-envisioning of car dealerships.
Comments

REVISED DEVELOPMENT PROPOSAL

The applicant has made some modifications to the proposal; including submitting an Official
Plan Amendment application. This is required to ensure that the proposed by-law will conform
with the Official Plan. This is discussed in more detail in the Official Plan section below.

COMMUNITY COMMENTS

No comments were made at the public meeting and no written comments have been received
by the Planning and Building Department. The Department did receive two requests for
information about the application. '
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‘Originator's file: 0Z 17/009 W5

UPDATED AGENCY AND CITY DEPARTMENT COMMENTS

Region of Peel

The Region of Peel reviewed the official plan amendment application submitted subsequent to
the Information Report being received, and had no comments or concerns. The Region also
confirmed that the official plan amendment is exempted from Regional approval on May 29,
2018.

Transportation and Works Department

Comments updated May 29, 2018, indicate that satisfactory arrangements shall be made to
obtain access to the north limit of Belgrave Road through the existing entrance for the
warehouse and office building. An updated Traffic Impact Study (TIS) will be required to be
submitted and reviewed through the site plan approval process.

PLANNING COMMENTS
Provincial Policy Statement, 2014 (PPS) and Growth Plan for the Greater Golden
Horseshoe 2017 (Growth Plan)

The Provincial Policy Statement (PPS) and the Growth Plan for the Greater Golden Horseshoe
(Growth Plan) provide policy direction on matters of provincial interest related to land use
planning and development and directs the provincial government's plan for growth and
development that supports economic prosperity, protects the environment and helps
communities achieve a high quality of life.

Both the PPS and the Growth Plan recognize that the official plan is the most important vehicle
for implementation of these policies as "comprehensive, integrated and long-term planning is
best achieved through official plans."”

Under the Planning Act, all planning decisions must be consistent with the PPS and conform to
the Growth Plan. ' ' '

Consistency with PPS

Section 1.3.1 a) of the PPS states that planning authorities shall promote economic
development and competitiveness by providing for an appropriate mix and range of employment
and institutional uses to meet long-term needs.

Section 1.3.2 of the PPS (and Section 2.2.6.2 of the Growth Plan) states that planning
authorities shall plan for, protect and preserve employment areas for current and future uses.

Section 5.1.8 of MOP states that Mississauga will protect employment lands to allow for a
diversity of employment uses. Section 5.3.6.2 of MOP states that Mississauga will maintain a































































Orlando Corporation
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Appendix 7, Page 3
File: OZ 17/009 W5

Specific Policies

General Intent

Chapter 9 — Build a

Desirable Urban Form

Section 9.5.1.13

Section 9.5.2.4

Buildings with exposure to Provincial Highways or public streets in areas of
site plan control will be subject to a higher standard of design to achieve
upgraded building elevations and landscaping, including principal doors and
window fenestration.

Where direct vehicular access to development is not permitted from major
roads, buildings should be designed with front doors of individual units
oriented towards the major road with vehicular access provided from a side
street, senice road or rear laneways.

Chapter 10 — Foster a Strong Economy

Section 10.1.1

Section 10.1.2

Section 10.1.3

Section 10.1.4

Section 10.1.8

Mississauga will encourage a range of employment opportunities reflective
of the skills of the resident labour force.

Mississauga will identify and protect lands for a diversity of employment
uses to meet current and future needs.

An adequate supply of lands providing locations for a variety of appropriate
employment uses will be maintained to accommodate the City’s growth
forecasts.

The conversion of lands designated Business Employment, Industrial,
Institutional or Office within Corporate Centres and Employment Areas to
permit non-employment uses is prohibited unless considered through a
Phase One municipal comprehensive review and, where applicable, a
Phase Two municipal comprehensive review. For the purposes of this
policy, major retail uses are considered non-employment uses.

Transit supportive development with compact built form and minimal
surface parking will be encouraged in Corporate Centres, Major Transit
Station Areas, and Corridors.

Chapter 11 — Land Use

Designations

Section 11.2.10

Section 11.2.11

Section 11.2.11.3

Section 11.2.11.4

Section 11.2.11.5

The Motor Vehicle Commercial designation permits motor vehicle repair.
Lands designated Business Employment permit a range of uses, including
those listed in the Motor Vehicle Commercial designation, and accessory
uses.

Permitted uses will operate mainly within enclosed buildings.

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

All accessory uses should be on the same lot and clearly subordinate to
and directly related to the functioning of the permitted use.
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Orlando Corporation File: OZ 17/009 W5
Specific Policies General Intent
Section 17.1.1 Lands on a Corridor will not be subject to the two storey height minimum
except along Intensification Corridors and within Major Transit Station
Areas.
T
g Section 17.5.1.1 Notwithstanding the Business Employment policies of this Plan, the
S following uses will not be permitted:
-g_ a. Motor vehicle body repair facilities
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Section 19.4.3 To provide consistent planning application of planning and urban design
g principles, all development applications will address, among other matters:
- the impact of the height and form of development on adjacent land uses
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File: OZ 17/009 W5

Summary of Existing and Proposed Zoning Provisions

Existing Zoning By-law Provisions

Split zone E2-1 and E2-24 (Employment), which prohibits Motor Vehicle Repair Facility —
Restricted (on the E2-24 portion of the subjectlands only) and prohibits accessory sales of

motor vehicles.
Proposed Zoning Standards
Base E2-1 and E2-24 Zoning | Proposed E2 Exception
By-law Standards Zoning By-law Standards
Primary Permitted Use Motor Vehicle Repair Permit motor vehicle repair

Facility — Restricted
prohibited in the E2-24 Zone

facility — restricted

Accessory Retail Sales

Motor vehicle sales are not
permitted as an accessory
use to a Motor Vehicle
Repair Facility — Restricted

Permit accessory motor
vehicle sales to a motor

vehicle repair facility -
restricted

Accessory Retail Sales in
Employment zones

Accessory retail sales of
motor vehicles is not
permitted in any Employment
zones

Remove this regulation

Maximum total gross floor 0% 27%

area for accessory retail sales

of motor vehicles

Minimum depth of landscape | 4.5 m (14.8 ft.) 3.0m (9.8 ft.)

buffer along a lot line abutting
Mavis Road and Cantay Road

Minimum Centreline Setback

Mavis Road - 20.0 m +
required yard/setback
(22.5 m + required
yard/setback within

110.0 m of the intersecting
centreline of a major
intersection)

Cantay Road - 15.0 m +
required yard/setback
(18.0 m + required
yard/setback within 90.0 m
of the intersecting centreline
of a major intersection)

Remove this regulation

Outdoor Display

Not Permitted

Requested as a permitted use
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Base E2-1 and E2-24 Zoning
By-law Standards

Proposed E2 Exception
Zoning By-law Standards

Outdoor Sales

Not Permitted

Requested as a permitted use

Outdoor Storage

Not Permitted

Remove this restriction

Minimum Parking
Requirement

Motor Vehicle Sales,
Leasing and/or Rental
Facility — Restricted

Motor Vehicle Repair
Facility - Restricted

4.3 spaces per 100 m”> GFA -
non-residential (exclusive of
display and storage parking)

4.3 spaces per 100 m”> GFA —
non-residential, of which
50% of the required spaces
may be tandem parking
spaces

To Be Determined

Note: The provisions listed are based on the applicant's preliminary concept plan and are
subject to revisions as the plan is further refined.
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Orlando Corporation File: OZ 17/009 W5

Agency Comments

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

application.

Agency /| Comment
Date

Comment

Region of Peel
(October 12, 2017)

An existing 300 mm (11.8 in) diameter watermain and an existing

250 mm (9.8 in) diameter sanitary sewer are located on Cantay Road.
Servicing of this site may require municipal and/or private easements
and the construction, extension, twinning and/or upgrading of municipal
services.

The Region is to be satisfied with the Functional Servicing Report prior
to enactment of the Zoning By-law Amendment.

City Transportation
and Works
Department
(November 2, 2017)

Development matters currently under review and consideration by this
department include the Functional Servicing Review, Phase 1
Environmental Site Assessment, Traffic Impact Study, and restricting
proposed access to the site from Cantay Road to the south. The above
aspects will be addressed in detail prior to the Recommendation
Report.

Other City
Departments and
External Agencies

The following City Departments and external agencies offered no
objection to these applications provided that all technical matters are
addressed in a satisfactory manner:

- City Planning Services, Planning and Building Department
(Formerly Development Services)

- City Community Services Culture Division

- City Community Services Department — Parks and Forestry
Division/Park Planning Section

- City Fire & Emergency Services

- Enbridge Gas

- Rogers Cable

- GTAA

- Alectra Utilities Inc. (Formerly Enersource)

- Ministry of Transportation

The following City Division and external agency were circulated the
application but provided no comments:

- City Realty Services
- Bell Canada
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Orlando Corporation

Revised Site Plan
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Orlando Corporation File: OZ 17/009 W5

Revised Floor Plans — Building A
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Revised Zoning Provisions
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File: OZ 17/009 W5

Existing Zoning By-law Provisions

Split zone E2-1 and E2-24 (Employment), which prohibits Motor Vehicle Repair Facility —
Restricted (on the E2-24 portion of the subject lands only) and prohibits accessory sales of

motor vehicles.

Proposed Zoning Standards

Base E2-1 and E2-24 Zoning
By-law Standards

Proposed E2 Exception
Zoning By-law Standards

Primary Permitted Use

Motor Vehicle Repair
Facility — Restricted
prohibited in the E2-24 Zone

Permit motor vehicle repair
facility — restricted

Accessory Retail Sales

Motor vehicle sales are not
permitted as an accessory
use to a Motor Vehicle
Repair Facility — Restricted

Permit accessory motor
vehicle sales to a motor
vehicle repair facility —
restricted, to include the floor
area used for vehicle display
and sales offices, to a
maximum of 40% of building
GFA

Accessory Retail Sales in
Employment zones

Accessory retail sales of
motor vehicles is not
permitted in any Employment
zones

Remove this regulation

Minimum depth of landscape
buffer along a lot line abutting
Mavis Road and Cantay Road

45m

3.0m

Minimum Centreline Setback

Mavis Road - 20.0 m +
required yard/setback
(22.5 m + required
yard/setback within

110.0 m of the intersecting
centreline of a major
intersection)

Cantay Road - 15.0 m +
required yard/setback
(18.0 m + required
yard/setback within 90.0 m
of the intersecting centreline
of a major intersection)

Remove this regulation

Outdoor Display of motor
vehicles

Not Permitted

Requested as a permitted
use, but prohibited between a
building and Mavis Road,
Cantay Road, and Highway
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Base E2-1 and E2-24 Zoning
By-law Standards

Proposed E2 Exception
Zoning By-law Standards

401, and further prohibited
within 60 m of Mavis Road

Outdoor Storage of motor
vehicles

Not Permitted

Requested as a permitted
use, but prohibited between a
building and Mavis Road,
Cantay Road, and Highway
401, and further prohibited
within 60 m of Mavis Road

Front lot line

Deem lot line abutting Cantay
Road to be the front lot line

Location of parking N/A Parking not permitted
between a building and the
westerly lot line (Mavis Road)

Maximum setback of a N/A 15.0m

building or structure from the
lot line abutting Mavis Road
within 100 m of Cantay Road
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Official Plan Amendment

Current Mississauga Official Plan Designation and Policies for the Gateway Employment Area (West)
Character Area

Business Employment which permits Motor Vehicle Commercial uses, but limits outdoor storage and
the percentage of GFA of accessory uses.

Proposed Official Plan Amendment Provisions

A Special Site policy within the Gateway (West) Employment Character Area is proposed to permit
outdoor storage and a larger percentage of retail sales of motor vehicles as accessory to a motor vehicle
repair facility.





