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MISSISSaUGa 

DECLARATION 

Section 17 of the Planning Act 

Applicant: Emblem Developments Inc. 

Municipality City of Mississauga 

Our File: OPA 109 

I, Sacha Smith, Deputy Clerk, solemnly declare, 

1. That the decision in respect of the above-noted matterwas made on August 5, 2020 
when By-law Number 0184-2020 was enacted and that notice as required by 
Section 17 of the Planning Act was given on August 13, 2020. 

2. That no appeal to the Local Planning Appeal Tribunal of the decision in respect of 
the above-noted matter was received under Section 17 of the Planning Act within 
the time specified for submitting an appeal. 

And I make this solemn declaration conscientiously believing it to be true and knowing thc;it 
it is of the same force and effect as if made under oath. 

Declared before me 

at the City of Mississauga 

in the Regional Municipality of Peel 

This 3rd day of September, 2020. 

Sean_ Patrick Kenney, a Commissioner. etc .• 
Province of Ontario, for the 
Cori;>oration of the City of MicwiS!'P1p 
Expires May 16, 2023. 

Declarant 
Sacha Smith 
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NOTICE OF THE PASSING OF  
AN OFFICIAL PLAN AMENDMENT AND A ZONING BY-LAW  

DATE OF NOTICE August 13, 2020 
OPA NUMBER  OPA 109 (By-law 0184-2020) 
ZONING BY-LAW NUMBER 0185-2020 
DATE PASSED BY COUNCIL August 05, 2020 
LAST DATE TO FILE APPEAL September 02, 2020 
FILE NUMBER OZ 16/008  Ward 7 
APPLICANT Emblem Developments Inc. 
PROPERTY LOCATION South side of Dundas Street East, East of Hurontario Street,  

in the City of Mississauga 
  

TAKE NOTICE that on August 05, 2020 the Council of the Corporation of the City of Mississauga passed the above noted Official 
Plan Amendment OPA 109 and Zoning By-law, under Section 17 or 21 of the Planning Act, R.S.O., 1990, c.P.13, as amended. 
 
THE PURPOSE AND EFFECT of the Official Plan Amendment is to change the land use designation of the subject lands from 
Mixed Use to Residential High Density and Greenlands.   
 
The purpose of the Zoning By-law is to permit a 17 storey apartment building with a minimum of 300 m2 of commercial floor space 
on the ground floor. This By-law amends the zoning of the property outlined on the attached Schedule "A" from "C4" (Mainstreet 
Commercial) to "H-RA4-52" (Apartments - Exception - with a Holding Provision) and "G1" (Greenlands - Natural Hazards).  "C4" 
permits commercial uses with residential above the first storey and apartments.  Upon removal of the "H" provision, the "RA4-52" 
zone will permit a 17 storey apartment building with accessory uses including retail store, office, financial institution, restaurant, 
take-out restaurant, personal service establishment, art gallery and museum, with specific regulations for yards, setbacks and 
parking.  "G1" permits flood control, stormwater management, erosion management and natural heritage features and areas 
conservation. 
 
The Zoning By-law shall not come into force until Mississauga Official Plan Amendment Number 109 is in full force and 
effect. 
 
The decision of Council is final if a notice of appeal is not received on or before the last day for filing a notice of appeal. 
 
IF YOU WISH TO APPEAL to the Local Planning Appeal Tribunal a copy of an appeal form is available from the LPAT website 
at olt.gov.on.ca. An appeal must be filed by mail or courier addressed to the Clerk of the City of Mississauga, Attention: Diana 
Rusnov, 300 City Centre Drive, Mississauga, Ontario L5B 3C1 no later than September 02, 2020. 
 
Only individuals, corporations and public bodies may appeal a by-law to the Local Planning Appeal Tribunal.  A notice of appeal may 
not be filed by an unincorporated association or group.  However, a notice of appeal may be filed in the name of an individual who is 
a member of the association or the group on its behalf. 
 
No person or public body shall be added as a party to the hearing of the appeal unless, before the official plan amendment and/or 
by-law was passed, the person or public body made oral submissions at a public meeting or written submissions to the City of 
Mississauga Council or, in the opinion of the Local Planning Appeal Tribunal, there are reasonable grounds to add the person or 
public body as a party. 

 
The Notice of Appeal must: 
1) set out reasons for the appeal; 
2) be accompanied by a fee in the amount of $1,100.00 per application (as of July 1, 2020), payable to the Minister of Finance, 
and 
3) be accompanied by a fee in the amount of $300.00, payable to the City of Mississauga. 
4) Four (4) copies of the appeal package. 
 
MORE INFORMATION: A copy of the Official Plan Amendment and Zoning By-law in their entirety can be found 
at www.mississauga.ca/portal/cityhall/publicnotices or from Adam Lucas of the City of Mississauga, Planning and Building 
Department at (905) 615-3200 X 5525 
 
 
Sacha Smith, Manager & Deputy Clerk 
Legislative Services,  
Corporate Services Department 
905-615-3200 X 4516  
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By-law No. 0\ ~4 -2020 

A by-law to Adopt Mississauga Official Plan Amendment No. 109 

WHEREAS in acc-ordance with the provisions of sections 17 or 21 of the 

Planning Act, R.S.O. 1990, c.P.13, as amended, ("Planning Act'') Council may 

ad~pt an Official Plan or an amendment thereto: 

AND WHEREAS, pursuant to subsection 17(10) of the Planning Act, the 

Ministry of Municipal Affairs and Housing authorized the Regional Municipality of 

Peel ("Region" or "Regional"), an approval authority, to exempt from its approval 

any or all proposed Local Municipal Official Plan Amendments; 

AND WHEREAS, Regional Council passed By-law Number 1-2000 which 

exempted all Local Municipal Official Plan Amendments adopted by local 

councils in the Region after March 1, 2000, provided that they conform with the 

Regional Official Plan and comply with conditions of exemption; 

AND WHEREAS, the Commissioner of Public Works for the Region has 

advised that, with regard_ to Amendment No. 109, in his or her opinion the 

amendment conforms with the Regional Official Plan and is exempt; 

AND WHEREAS, Council desires to adopt certain amendments to 

Mississauga Official Plan regarding a change in the land use designation from 

Mixed Use to Residential High Density and Greenlands within the Downtown 

Cooksville Character Area. 

NOW THEREFORE the Council of The Corporation of the City of 

Mississauga ENACTS as follows: 

1. The document attached hereto, constituting Amendment No. 109 to 

Mississauga Official Plan, is hereby adopted. 

ENACTED and PASSED this 5 -th day of ~~ '2020. 

Signe~ 
MAYOR CLERK 
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 to 
 
 Mississauga Official Plan 
 
  
 
 
The following text and Maps "A” to “E" attached constitute Amendment No. 109. 
 
Also attached but not constituting part of the Amendment are Appendices I 
and II. 
 
Appendix I is a description of the Public Meeting held in connection with this 
Amendment. 
 
Appendix II is a copy of the Planning and Building Department report dated 
June 19, 2020, pertaining to this Amendment. 
 



PURPOSE 
 
The purpose of this Amendment is to change the land use designation of the 
subject lands from Mixed Use to Residential High Density and Greenlands. 
 
LOCATION 
 
The lands affected by this Amendment are located on the south side of Dundas 
Street East, east of Hurontario Street. The subject lands are located in the 
Downtown Cooksville 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 Mixed Use which permits a combination of 
commercial and residential uses.    
 
The proposed Amendment is required to redesignate the subject lands to 
Residential High Density to permit an apartment with grade-related commercial 
uses and Greenlands. 
 
The proposed Amendment is acceptable from a planning standpoint and should 
be approved for the following reasons: 
 
1. The proposal is compatible in built form and scale to the surrounding 

development within the Downtown Cooksville Character Area. 
 
2. The proposal adds to the range of housing types available in the City of 

Mississauga. 
 
3. The proposed development intensifies an underutilized site along Dundas 

Street East, which is identified as an Intensification Corridor in Mississauga 
Official Plan. 

 
 



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO 
 
1. Schedule 1, Urban System, of Mississauga Official Plan, is hereby amended 

by removing lands from the Green System as shown on Map "A" of this 
Amendment. 
 

2. Schedule 1a, Urban System - Green System, of Mississauga Official Plan, is 
hereby amended by removing lands from the Green System as shown on 
Map "B" of this Amendment. 
 

3. Schedule 3, Natural System, of Mississauga Official Plan, is hereby 
amended by adjusting the Natural Hazards boundary line, as shown on 
Map "C" of this Amendment. 
 

4.  Schedule 4, Parks and Open Spaces, of Mississauga Official Plan, is hereby 
amended by adding lands to the Public and Private Open Spaces, as shown 
on Map "D" of this Amendment. 
 

5. Schedule 10, Land Use Designations, of Mississauga Official Plan, is hereby 
amended by changing the land use designation of the subject lands from 
Mixed Use to Residential High Density and Greenlands, as shown on 
Map "E" of this Amendment. 

 
  



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 November 22, 2019. 
 
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 16 008.MOPA 109.al.jmcc.docx 
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 APPENDIX I 
 
 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 
May 29, 2017 in connection with this proposed Amendment. 
 
One member of the public made a deputation inquiring about the proposed 
tenure, but made no objections. 
 



 
 

PUBLIC MEETING RECOMMENDATION REPORT (WARD 7)  
Official Plan amendment and rezoning applications to permit a 16 storey residential 
condominium apartment with ground floor commercial uses  
86-90 Dundas Street East, south side of Dundas Street East, east of Hurontario Street  
Owner: Mississauga I GP Inc. (Emblem Developments)  
File: OZ 16/008 W7 
 
Recommendation 
 
1. That the applications under File OZ 16/008 W7, Mississauga I GP Inc., 86-90 Dundas 

Street East to amend Mississauga Official Plan to Residential High Density and 
Greenlands; to change the zoning to H-RA4-Exception (Apartments) and G1 
(Greenlands) to permit a 16 storey residential condominium apartment with ground floor 
commercial uses in conformity with the provisions outlined in Appendix 2, be approved 
subject to the conditions referenced in the staff report dated June 19, 2020 from the 
Commissioner of Planning and Building. 

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

agency concerned with the development. 
 

3. 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. 

 
4. That the "H" holding symbol is to be removed from the RA4-Exception (Apartments) 

zoning applicable to the subject lands, by further amendment upon confirmation from 
applicable agencies and City Departments that matters as outlined in the report dated June 

Date: June 19, 2020 
   
To: Chair and Members of Planning and Development 

Committee 
 
 
From: Andrew Whittemore, M.U.R.P., Commissioner of 

Planning & Building 

 
OZ 16/008 W7 
 

Meeting date: 
July 13, 2020 

4.2. 

farsha
Typewritten Text
    APPENDIX II
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19, 2020, from the Commissioner of Planning and Building have been satisfactorily 
addressed. 

 
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 height shall not increase. 

 

 
 

 The applications are to amend the official plan and change the zoning by-law to allow a 
16 storey condominium apartment building with ground floor commercial uses and the 
addition of greenlands area  

 The applicant has made revisions to the proposal to address issues raised by staff.  

 It has been concluded that the proposed development is supportable from a planning 
perspective 

 Staff is satisfied with the changes to the proposal and finds it to be acceptable from a 
planning standpoint, and recommend that the applications be approved. 

 

 
A public meeting was held by the Planning and Development Committee on May 29, 2017, at 
which time an Information Report was received for information. Recommendation PDC-07-2017 
was then adopted by Council on June 7, 2020. 
 

1. That the report dated May 5, 2017, from the Commissioner of Planning and Building 
regarding the applications by Higher Living Developments Inc. to permit a 29 storey 
apartment building under File OZ 16/008 W7, 86-90 Dundas Street East, be received for 
information.  

 
There were some technical matters that needed to be resolved before the Planning and Building 
Department could make a recommendation on the applications. Given the number of changes 
to the application and the amount of time since the public meeting, full notification was provided. 
 

 
 
REVISED DEVELOPMENT PROPOSAL 
Since the date of the public meeting, the subject property is under new ownership. The new 
applicant has made some modifications to the proposed concept plan including: 
 
 Increasing the number of dwelling units from 300 to 336  

 Decreasing the height of the building from 28 storeys to 16 storeys 

 Decreasing the non-residential ground floor area from 388.3 m2 (4,179.6 ft2) to 320.7 m2  

(3,452 ft2) 
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COMMUNITY ENGAGEMENT 
Notice signs were placed on the subject lands advising of the proposed official plan and zoning 
change. All property owners within 120 m (393 ft.) were notified of the applications on October 
16, 2016.. A community meeting was held by then Ward 7 Councillor Nando Iannicca on March 
27, 2017. No members of the public attended the meeting. No written submissions were 
received. Supporting studies were posted on the City's website at 
http://www.mississauga.ca/portal/residents/development-applications. 
 
The public meeting was held on May 29, 2017.  One member of the public made a deputation 
regarding the applications..  
 
PLANNING ANALYSIS SUMMARY 
The Planning Act allows any property owner within the Province of Ontario the ability to make a 
development application to their respective municipality in order to accommodate a particular 
development proposal on their site. Upon the submission of mandated technical information, the 
municipality is obligated under the Planning Act to process and consider the application within 
the rules set out in the Act. 
 
The Province identifies through its Provincial Policy Statement matters that are of provincial 
interest, which require the development of efficient land use patterns and sustainability in urban 
areas that already exist. The Province has also set out the Growth Plan for the Greater Golden 
Horseshoe, which is designed to promote economic growth, increase housing supply and build 
communities that are affordable and safe, among other items. The Growth Plan requires 
municipalities to manage growth within already existing built up areas to take advantage of 
existing services to achieve this mandate. In order to meet required housing supply projections, 
the Planning Act instructs municipalities to make planning decisions that are consistent with the 
Provincial Policy Statement and the Growth Plan. 
 
A detailed Planning Analysis is found in Appendix 2. The applications are consistent with the 
Provincial Policy Statement and conform to the Growth Plan for the Greater Golden Horseshoe, 
the Region of Peel Official Plan and Mississauga Official Plan. An official plan amendment is 
required to change the designation from Mixed Use to Residential High Density. 
 
The proposed development will consist of a 16 storey apartment condominium building having 
336 dwelling units and 320.7 m2 (3,452 ft2.) of ground floor commercial uses. Required parking 
will be accommodated within a four level underground parking structure. Floodplain lands will be 
gratuitously dedicated to the City and zoned G1 (Greenlands)
greenlands system. 
 
Should the applications be approved, it was determined that a Holding Symbol should be 
placed on the property to ensure that the following matters are completed:  
 
 Land dedications;  
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 Upgraded streetscape commitments;  
 Channel works along the Cooksville Creek to the satisfaction of the Credit Valley 

Conservation (CVC);     
 Execution of a Development Agreement with Municipal Infrastructure Schedules in a 

form satisfactory to the City of Mississauga, the Region, CVC  and  any other 
appropriate authority 

 Receipt of any additional technical reports, studies, drawings, to the satisfaction of the  
City, in support of the municipal infrastructure detailed design, including but not limited 
to: 
 A revised and updated Phase II ESA to include the description and discussion of 

lands to be dedicated to the City, including any required figures and reliance 
letter 

 A Final Clean-up Report confirming the suitability of the lands, including land 
dedications, upon completion of remediation 

  An updated Functional Servicing Report and Stormwater Management Report 
  An updated Geotechnical Report/Assessment 

 Receipt of confirmation that the Record of Site Condition has been filed with the 
Ministry of Environment, CVC and Community Services, together with any 
supporting documentation 

  Satisfactory arrangements for waste collection with the Region of Peel 
  Satisfactory water and waste water arrangements with the Region of Peel 
 
The proposed development represents intensification of an underutilized parcel of land within 
the Downtown Cooksville Character Area. The proposal is compatible with adjacent uses and 
maintains the goals of the City Structure relating to intensification and protection of the natural 
system (Cooksville Creek).      
 

 
The applications are consistent with the Connect pillar of the Strategic Plan by contributing a 
choice of housing type to residents that supports the principle of building complete communities 
to accommodate growth. 
 

 
All fees paid by developers are strictly governed by legislation, regulation and City by-laws. 
Fees are required to be paid prior to application approval, except where otherwise may be 
prescribed. These include those due to the City of Mississauga as well as any other external 
agency.  
 

 
In summary, the proposed development has been designed to be sensitive to the existing and 
planned character of the downtown and provides a built form that is compatible with the 
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adjacent area. The proposed official plan amendment and rezoning are acceptable from a 
planning standpoint and should be approved. 
 
Should the applications be approved by Council, the implementing official plan amendment and 
zoning by-law will be brought forward to Council at a future date. 

 
 

Appendix 1: Information Report 
Appendix 2: Detailed Planning Analysis 
 
 

 
 

 
Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building 
 
Prepared by:   Adam Lucas, Development Planner 
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