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Planning Justification Report 

BET REALTY LTD. AND  

3420 HURONTARIO STREET INC. 

Official Plan Amendment and 

Zoning By-law Amendment 

3420 & 3442 Hurontario Street  

City of Mississauga  
              
 

1.0 INTRODUCTION 
 

Glen Schnarr & Associates Inc. has been retained by BET Realty Limited and 3420 Hurontario 

Street Incorporated  to assist in obtaining the necessary planning approvals to permit the proposed 

development of the lands located at the southwest corner of Central Parkway West and Hurontario 

Street, legally described as Part of Block C, Registered Plan 836 and Part of Lot 16, Concession 

1, North of Dundas Street, City of Mississauga (herein referred to as the “Subject Lands”). The 

Subject Lands currently exist as 3 parcels. The northern-most parcel has no municipal address and 

the other two parcels are municipally addressed as 3420 Hurontario Street and 3442 Hurontario 

Street. 

 

The Subject Lands currently contain a three-storey medical office building and surface parking. 

This proposal contemplates the intensification and redevelopment of the Subject Lands with a 30-

storey tower and 36-storey tower condominium apartment with non-residential uses (office and/or 

commercial uses) at grade level (herein referred to as the “Proposed Development”). This Planning 

Justification Report presents an analysis of the proposed Official Plan Amendment and Zoning 

By-law Amendment applications and evaluates the proposal in consideration of the policies of the 

Provincial Policy Statement (2020), the Growth Plan for the Greater Golden Horseshoe (2020), 

Region of Peel Official Plan (Office Consolidation December 2018), the City of Mississauga 

Official Plan (Office Consolidation November 2019), the Downtown Fairview Character Area 

(March 2017) and the City of Mississauga Zoning By-law 0225-2007. 

 

1.1 PROPOSED OFFICIAL PLAN AMENDMENT 

 

The Subject Lands are currently designated “Residential High Density” and “Office” in the 

Mississauga Official Plan (2019). In the Downtown Fairview Character Area of the Official Plan, 

3442 Hurontario Street is within “Special Policy Area 2”. In order to permit the Proposed 

Development, an Official Plan Amendment is required to redesignate the Subject Lands to site-

specific “Residential High Density”. The Special Site policy will establish site specific height and 

Floor Space Index (FSI) requirements that exceed those of the Character Area Plan policies.  

 

This Planning Justification Report (the “Report”) presents an analysis of the proposed Official 

Plan Amendment and demonstrates consistency and conformity with Provincial land use policy 
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including the Provincial Policy Statement (2020), and Growth Plan for the Greater Golden 

Horseshoe (2020) as well as an analysis of compliance and consistency with the Region of Peel 

Official Plan (2018), the City of Mississauga Official Plan (2019) and the Downtown Fairview 

Character Area Plan (March 2017).  

 

1.2  PROPOSED ZONING BY-LAW AMENDMENT  

 

The Subject Lands are zoned “RA-3-20 – Residential Apartment 3 Zone Exception 20” and “O-

10” – Office Exception Zone 10” in the City of Mississauga Zoning By-law 0225-2007. The 

following amendments to the Zoning By-law (the “Zoning By-law Amendment”) are required to 

facilitate the proposed development and are outlined in further detail in Section 5.7 of this report: 

 

1. Rezoning from “RA-3-20” and “O-10” to “RA5-XX”; 

2. Add additional permitted uses of “office”, “retail store”, “financial institution”, “personal 

service establishment”, “restaurant” and “take out restaurant”; 

3. Permitting the building or structure to be used for an apartment, long term care building, 

retirement building or any combination thereof; 

4. Permitting a maximum Floor Space Index of 7.4; 

5. Permitting a minimum amenity area of 4.6 m2 per unit; 

6. Permit a walkway within a landscape buffer; 

7. A reduced parking rate of 0.9 per one bedroom unit, 1.0 per two bedroom unit, 1.3 per three 

bedroom unit, 0.15 per unit for visitor parking and 1 space per 4.3 square metres of non-

residential gross floor area, permitting a shared standard for visitor and non-residential 

parking; and. 

8. Reduced building setbacks as per a provided buildable schedule. 

 

Please see Section 5.7 of this report for further detail on the proposed Zoning By-law Amendment. 

This Report presents an analysis of the proposed Zoning Bylaw Amendment and demonstrates 

consistency and conformity with Provincial land use policy including the Provincial Policy 

Statement (2020), ) and the Growth Plan for the Greater Golden Horseshoe (2020) and an analysis 

of compliance and consistency the Region of Peel Official Plan (2018), the City of Mississauga 

Official Plan (2019), the Downtown Fairview Character Area Plan (March 2017).  

 

2.0 PROCESS AND ENGAGEMENT 

 
On March 11, 2020, a Development Application Review Committee meeting was held to present 

the initial development concept and to determine the reports and studies required to prepare a 

complete application. Staff subsequently issued a Submission Requirements Checklist and Project 

Status Report outlining the materials required to satisfy a complete application to permit the 

Proposed Development and preliminary comments to inform the design.  

 

The proposed strategy for consulting with the public with respect to the application will follow the 

requirements of the Planning Act for statutory meetings and the City of Mississauga’s Official 

Plan Amendments and Zoning By-law Amendment process. It is anticipated that the Applicant, in 
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tandem with the City, will hold community meetings as well as the statutory public meeting with 

nearby residents and provide notices concerning advancements related to the proposed 

development. This communication program will assist in better informing local stakeholders and 

manage the implementation of the planning and redevelopment of the Subject Lands.   

 

3.0 SITE DESCRIPTION AND SURROUNDING LAND USES 
 

3.1 SITE CONTEXT 

 

The Subject Lands have an area of 0.65 hectares (1.61 acres) with approximately 109 metres of 

frontage along Hurontario Street and approximately 42 metres of frontage along Central Parkway 

West (see Figure 1). Currently there is a three-storey medical office building at the southeast 

corner of 3420 Hurontario Street with surface parking on the balance of the lands. The Subject 

Lands are largely paved, with landscape buffers along the perimeter of the lands. Existing vehicular 

access to the Subject Lands includes right-in right-out access from Hurontario Street and right-in 

right-out access from Central Parkway West. There are existing sidewalks along both Central 

Parkway West and Hurontario Street.  
 

3.2 AREA CONTEXT 

 

The Subject Lands are situated in the Downtown Fairview Area, at the southwest corner of 

Hurontario Street and Central Parkway West. To the immediate north of the Subject Lands, along 

Central Parkway West is a six storey apartment building and a single-storey restaurant (with an 

approved Development Application for a 36 storey residential building with 5 storey podium and 

at-grade non-residential uses). Beyond that are several high-rise condominium apartment 

buildings. To the immediate west is an 8-storey apartment building surrounded by surface level 

parking. To the east is Hurontario Street and across the street is an Esso Gas Station, Tim Hortons 

and high-rise apartment buildings. South of the Subject Lands are condominium apartments, 

Mississauga Fire Station 101, and various retail/commercial uses.  
 

3.3 FACILITIES, SERVICES AND RECREATION 

 

The Subject Lands are well-served by services and recreation opportunities, as illustrated on 

Figure 2 of this report. With respect to greenspaces, the Subject Lands are located within 800 

metres or ten-minute walking distance of Stonebrook Park, Garden of the Valley and Kariya Park. 

Also within 800 metres of the Subject Lands is convenience commercial (Tim Hortons) and a 

pharmacy, with extensive retail at Square One, approximately 1 kilometer north of the Subject 

Lands. The Subject Lands are also within 800 metres of the Mississauga Hanson Road YMCA, 

Adult Education Centre and the New Playland Nursery School. 
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3.4 TRANSIT AND CONNECTIVITY 
 

Hurontario Street is designated as an “Arterial Road” in the Mississauga Official Plan with an 

ultimate Right-of-Way (“ROW”) width of 45 metres. Central Parkway West is designated as a 

“Major Collector” in the Mississauga Official Plan with an ultimate ROW width of 30 metres (see 

Figures 3 and 4). Furthermore, Hurontario Street is designated as an “Intensification Corridor” 

and “Higher Order Transit Corridor” in the Mississauga Official Plan due to the future, planned 

Hurontario Light Rail Transit, herein referred to as the “Hurontario LRT” (see Figures 5 and 6).  

 

With the Subject Lands located in the Downtown of the City, regardless of the future Hurontario 

LRT, the lands are already currently well-served by existing public transit, being within walking 

distance of several existing municipal MiWay bus routes (see Figure 2).   

 

MiWay routes 2 and 103 run north/south along Hurontario Street and provide direct connections 

from the Subject Lands to Cooksville GO Station to the south and City Centre Terminal to the 

north, which are both hubs connecting to larger Regional public transit system for the City and 

Greater Toronto Area (GTA). The City Centre Transit Terminal, identified as the Downtown 

‘Anchor Hub’, is located approximately 1 kilometer north of the Subject Lands.  MiWay routes 2 

and 103 also provide connections at Burnhamthorpe Road East and Dundas Street West for 

extended east/west travel.  

 

MiWay routes 3 and 8 have stops just north of the Subject Lands at Elm Drive and provide 

connections northwest to Square One Shopping Centre/ City Hall and east to where Central 

Parkway East meets Mississauga Valley Boulevard.  

 

In the Mississauga Official Plan, Schedule 2 delineates Major Transit Station Areas (“MTSAs”), 

illustrating MTSAs at Central Parkway East, Burnhamthorpe Road and Cooksville GO Station. 

The Region of Peel is currently delineating the Region’s Major Transit Station Areas as per Growth 

Plan requirements (see Figure 7). There is a future Hurontario LRT stop located right at Central 

Parkway West and Hurontario Street (Fairview Station) and two additional LRT stops are within 

800 metres of the Subject Lands (Burnhamthorpe Station at Burnhamthorpe Road to the north and 

Cooksville Station at Cooksville GO Station to the south).  

 

3.5 OTHER DEVELOPMENT PROJECTS IN THE AREA 

There are many recently approved and upcoming development projects within Ward 7, all 

contributing towards the reinvestment and revitalization of Hurontario Street as an Intensification 

Corridor and to support the future Hurontario LRT. Below is a summary of current and recent 

development applications in the area: 
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Address Applicant or 

Owner 

City 

File 

Units FSI Height Notes Status 

3480 

Hurontario 

Street 

James 

Lethbridge 

Planning Inc.  

OZ/OPA 

17 5 

 
 36 storeys  At-grade 

non-

residential 

uses 

Approved  

1 Fairview 

Road East 

Sajecki 

Planning Inc.  

OZ/OPA 

20 1 

460 
 

36-storeys   272.01 sq m 

of ground 

floor retail 

and six 

levels of 

underground 

parking 

In process  

100 Elm 

Drive West 

Moffet & 

Duncan 

Architects 

Inc.  

SP 18 

107 

N/A N/A 
 

A new 

elementary 

school and 

playfields 

Approved 

30, 38, 44, 

50, 58 & 64 

Elm Drive 

West and 

3528 & 

3536 

Hurontario 

Street 

Solmar Inc. 

(Solmar 

(edge2) Corp. 

SP 13 

219 

323  35-storeys Includes a 

day care  

In process  

16 Elm 

Drive West 

SGL Planning 

& Design Inc.  

SP 20 

103 

624  50-storey 

and 12-

storey 

apartment 

buildings 

Ground 

floor 

commercial 

In process  

 

 

4.0 DEVELOPMENT PROPOSAL 

4.1 OVERALL VISION / SITE STATISTICS AND DENSITY 

As previously noted, the Proposed Development is for two towers. Proposed Tower ‘A’ is a 32 

storey tower with 5-storey podium at the north end of the site (36 storeys total) and Proposed 
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Tower ‘B’ is a 26-storey tower with a 5-storey podium (30-storeys total). The proposal also 

includes a tower link from levels 6-10 and non-residential uses (office and/or commercial uses) at- 

grade. In total, the Proposed Development includes 680 units, with a total Gross Floor Area of 

48,435 square metres (521, 351 square feet), consisting of a Residential GFA of 46, 434 square 

metres (499,812 square feet) and a Non-Residential GFA of 2,001 square metres (21,539 square 

feet). The Floor Space Index (FSI) for the Proposed Development is 7.4.  

The unit mix for the proposed development consists of 68% one bedroom units, 22% two bedroom 

units and 10% three bedroom units. The proposed one-bedroom units range from 519 square feet 

to 694 square feet, the proposed two bedroom units range from 670 square feet to 875 square feet 

and the proposed three bedroom units range in size from 849 square feet to 1,157 square feet.  

Proposed active uses at-grade (office and/or commercial retail) are intended to animate the street 

and create a lively street edge. The podiums are proposed to be sited 3 metres from the east property 

line (Hurontario Street), 6 metres from the north property line (Central Parkway West), 3 metres 

from the western property line and 3 metres from the south property line.  The tower separation is 

32 metres and the towers are setback 17 metres – 18.5 metres from the westerly property line.  

 

The Proposed Development includes 1,373 square metres (14, 779 square feet) of indoor amenity 

area at the podium level and 1,821 square metres (19, 601 square feet) of outdoor amenity area, 

located on top of the podium (level 5). The Proposed Development also includes 1,043.4 square 

metres (11, 231.06 square feet) of green roof area on the podium (690.06 square metres on the 

south side of the south tower and 353.34 square metres of green roof on the north of the north 

tower), for stormwater management purposes.  

To provide safe and comfortable pedestrian access from the Proposed Development to the 

surrounding area, there includes 1.5-metre-wide internal pedestrian walkways proposed along the 

north, east and south boundaries of the property. These pedestrian walkway lead to 7 

entrances/exists on Hurontario Street, 2 on Central Parkway West and 2 at the south side of Tower 

‘B’.  Pedestrian walkways and accesses are separate from vehicular accesses for pedestrian safety.  

 

4.2 ROADS, PARKING AND BICYCLE PARKING 

As previously noted, in the Mississauga Official Plan, Hurontario Street is designated as an 

“Arterial Road” and Central Parkway West is designated as a “Major Collector Road”. The 

Mississauga Official Plan also illustrates the ultimate right-of-way (ROW) width for Hurontario 

Street as 45 metres and Major Collectors having an ultimate right-of-way (ROW) width of 30 

metres. A widening for Hurontario Street was required and incorporated into the Site Plan.  

As part of the Proposed Development, two vehicular accesses are proposed – a right-in, right-out 

access from Hurontario Street and a right-in, right-out access from Central Parkway West. Both 

accesses are connected to the internal private driveway which is proposed to be 7 metres in width. 

To encourage functional site circulation, a lay-by drop-off area is proposed outside of the lobbies 

to both buildings. Internal to the site, the private driveway connects to ramps leading down to two 

levels of underground parking and up to the four levels of podium parking. The podium parking is 
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well hidden inside the podium, camouflaged behind upgraded building façade, with no visibility 

from the street (see Section 2.3 of the Urban Design Brief dated November 2020 included in this 

submission for further detail). A total of 761 parking spaces are proposed for combined residential 

and shared for visitor/ non-residential uses. 17 of these visitor parking spaces are proposed at-

grade including 6 accessible spaces.  

A total of 567 bicycle parking spaces are proposed as part of the development, including 89 spaces 

indoor at-grade spaces, to encourage and promote active transportation and for residents to utilize 

the existing cycling infrastructure in the neighbourhood.  

Separate garbage loading areas and garbage (staging) rooms are proposed for each tower, which 

are tucked away from the driveway to ensure waste vehicles will not negatively contribute to site 

circulation. Each tower also has parking spaces specific for moving vans to assist with site 

functionality and circulation.  

5.0 CONFORMITY WITH APPLICABLE LAND USE POLICEIS  
 

As required by Sections 2 and 3 of the Planning Act, the following section demonstrates the 

proposed Official Plan Amendment and Zoning By-law Amendment’s consistency with the 

Provincial Policy Statement (2020) and conformity with A Place to Grow: Growth Plan for the 

Greater Golden Horseshoe (2020), Region of Peel Official Plan (2018) and the City of Mississauga 

Official Plan (2019).  
 

5.1 PROVINCIAL POLICY STATEMENT (2020) 
 

As set out in the Provincial Policy Statement, 2020 (the “PPS”), Ontario’s long-term prosperity 

depends on a coordinated approach to wisely managing change and promoting efficient 

development patterns that result in strong, healthy and complete communities. This is achieved by 

balancing environmental protection, public health, safety and while creating economically 

sustainable built environments (Section 1.0). The PPS provides a high-level policy foundation that 

promotes and enhances the concept of a complete community.  

 

The PPS promotes efficient development patterns by directing growth to settlement areas and 

discouraging the unnecessary and inefficient expansion of these areas, encouraging the effective 

use of existing and planned infrastructure and by accommodating a range and mix of uses.  

 

Specifically, the PPS includes the following policies:  

 

1.1.1  Healthy, liveable and safe communities are sustained by: 

 a) promoting efficient development and land use patterns which sustain the 

financial well-being of the Province and municipalities over the long term;  

b) accommodating an appropriate affordable and market-based range and mix of 

residential types (including single-detached, additional residential units, multi-
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unit housing, affordable housing and housing for older persons), employment 

(including industrial and commercial), institutional (including places of worship, 

cemeteries and long-term care homes), recreation, park and open space, and 

other uses to meet long-term needs;  

c) avoiding development and land use patterns which may cause environmental or 

public health and safety concerns;  

d) avoiding development and land use patterns that would prevent the efficient 

expansion of settlement areas in those areas which are adjacent or close to 

settlement areas;  

e) promoting the integration of land use planning, growth management, transit-

supportive development, intensification and infrastructure planning to achieve 

cost-effective development patterns, optimization of transit investments, and 

standards to minimize land consumption and servicing costs; 

 f) improving accessibility for persons with disabilities and older persons by 

addressing land use barriers which restrict their full participation in society;  

g) ensuring that necessary infrastructure and public service facilities are or will 

be available to meet current and projected needs;  

h) promoting development and land use patterns that conserve biodiversity; and  

i) preparing for the regional and local impacts of a changing climate. 

The Proposed Development represents efficient redevelopment of a property within the Built 

Boundary of Mississauga. The PPS policy noted above states that a mix and range of housing types 

should be accommodated, including not only affordable housing but also market-based housing 

that suits the needs of persons of all ages. The proposed development will provide 680 units in 

varying sizes, from 519 square feet to 1,157 square feet to suit a wide range of family sizes. The 

Subject Lands are very well served by commercial/retail services and well served by 

existing/future transit. This stretch of the Hurontario Corridor has all the locational attributes to 

support a residential development and adding compact residential uses with intensification to the 

Subject Lands helps create a complete community to support the existing commercial businesses. 

The Proposed Development also includes 2,001 square metres of non-residential gross floor area 

at-grade for office and/or retail uses to service residents of the future development as well as 

residents of the surrounding area. The proposed Official Plan Amendment and Zoning By-law 

Amendment to redesignate and rezone the Subject Lands to permit apartment buildings with non-

residential uses at grade, are therefore consistent with PPS policies on creating healthy, livable, 

safe and sustainable communities.  

The PPS defines Settlement Areas and outlines the importance of Settlement Areas to balance 

interest of communities, use land and resources wisely, and to promote efficient development 

patterns: 
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1.1.3.1  Settlement areas shall be the focus of growth and development. 

1.1.3.2  Land use patterns within settlement areas shall be based on densities and 

a mix of land uses which:  

a) efficiently use land and resources;  

b) are appropriate for, and efficiently use, the infrastructure and public 

service facilities which are planned or available, and avoid the need for 

their unjustified and/or uneconomical expansion;  

c) minimize negative impacts to air quality and climate change, and 

promote energy efficiency; d) prepare for the impacts of a changing 

climate;  

e) support active transportation;  

f) are transit-supportive, where transit is planned, exists or may be 

developed; and  

g) are freight-supportive. 

Land use patterns within settlement areas shall also be based on a range of uses 

and opportunities for intensification and redevelopment in accordance with the 

criteria in policy 1.1.3.3, where this can be accommodated. 

1.1.3.3  Planning authorities shall identify appropriate locations and promote 

opportunities for transit-supportive development, accommodating a 

significant supply and range of housing options through intensification 

and redevelopment where this can be accommodated taking into account 

existing building stock or areas, including brownfield sites, and the 

availability of suitable existing or planned infrastructure and public 

service facilities required to accommodate projected needs. 

1.1.3.4  Appropriate development standards should be promoted which facilitate 

intensification, redevelopment and compact form, while avoiding or 

mitigating risks to public health and safety. 

 

The Proposed Development represents an appropriate form of intensification of underutilized lands 

within the Mississauga Urban Area (Settlement Area) and is therefore consistent with the PPS. 

The Proposed Development is located at the intersection of a Major Collector road (Central 

Parkway West) and an Arterial Road (Hurontario Street). Hurontario Street is also an 

Intensification Corridor and Higher Order Transit Corridor in the Mississauga Official Plan, due 
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to the future planned Hurontario Light Trail Transit. It is therefore an appropriate location for 

residential intensification.  

As outlined in the Functional Servicing Report prepared by C.F. Crozier and Associates Inc., dated 

November 2020, the Proposed Development will utilize existing servicing, which is an efficient 

use of land and resources. The Proposed Development will bring an intensified residential use to 

underutilized lands which is an appropriate mix with the existing commercial and office uses.  

The Subject Lands are also well served by existing and future cycling infrastructure. In the 

Mississauga Official Plan’s “Long Term Cycling Network” schedule, Hurontario Street is 

identified as a “Primary On-Road/Boulevard Route” (see Figure 8) and the Proposed 

Development includes bicycle parking to support this Official Plan directive. Intensifying the 

Subject Lands with residential uses will therefore support active transportation policy directives 

in the PPS. The Proposed Development represents an efficient redevelopment of underutilized land 

within an Urban Area along a Major Collector and Arterial Road, and more importantly, along a 

Higher Order Transit Corridor.  

Section 1.4 of the Provincial Policy Statement outlines policies with respect to Housing:  

1.4.1 To provide for an appropriate range and mix of housing options and 

densities required to meet projected requirements of current and future 

residents of the regional market area, planning authorities shall:  

a) maintain at all times the ability to accommodate residential growth for 

a minimum of 15 years through residential intensification and 

redevelopment and, if necessary, lands which are designated and 

available for residential development; and 

 b) maintain at all times where new development is to occur, land with 

servicing capacity sufficient to provide at least a three-year supply of 

residential units available through lands suitably zoned to facilitate 

residential intensification and redevelopment, and land in draft approved 

and registered plans. Upper-tier and single-tier municipalities may choose 

to maintain land with servicing capacity sufficient to provide at least a 

five-year supply of residential units available through lands suitably zoned 

to facilitate residential intensification and redevelopment, and land in 

draft approved and registered plans. 

1.4.3  Planning authorities shall provide for an appropriate range and mix of 

housing options and densities to meet projected market-based and 

affordable housing needs of current and future residents of the regional 

market area by:  

a) establishing and implementing minimum targets for the provision of 

housing which is affordable to low and moderate income households and 
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which aligns with applicable housing and homelessness plans. However, 

where planning is conducted by an upper-tier municipality, the upper-tier 

municipality in consultation with the lower-tier municipalities may identify 

a higher target(s) which shall represent the minimum target(s) for these 

lower-tier municipalities;  

b) permitting and facilitating:  

1. all housing options required to meet the social, health, economic and 

well-being requirements of current and future residents, including special 

needs requirements and needs arising from demographic changes and 

employment opportunities; and  

2. all types of residential intensification, including additional residential 

units, and redevelopment in accordance with policy 1.1.3.3; 

 c) directing the development of new housing towards locations where 

appropriate levels of infrastructure and public service facilities are or will 

be available to support current and projected needs;  

d) promoting densities for new housing which efficiently use land, 

resources, infrastructure and public service facilities, and support the use 

of active transportation and transit in areas where it exists or is to be 

developed;  

e) requiring transit-supportive development and prioritizing 

intensification, including potential air rights development, in proximity to 

transit, including corridors and stations; and 

 f) establishing development standards for residential intensification, 

redevelopment and new residential development which minimize the cost 

of housing and facilitate compact form, while maintaining appropriate 

levels of public health and safety. 

The PPS Housing Policies noted above emphasize the need for a range and mix of housing options, 

which includes affordable housing options but also market-based housing. The Proposed 

Development does not seek to contribute towards the affordable housing stock within the City, 

however it does propose a wide range of unit sizes from 519 square feet to 1,157 square feet. The 

range in unit sizes will cater to households of different sizes. 22% of the units proposed as two-

bedroom units and 10% of units proposed as three-bedroom units, offering housing choices for 

families.  

The PPS also states that housing should address the needs arising from demographic changes. As 

outlined in the Housing Report prepared by Glen Schnarr & Associates Inc., dated November 2020 

and included in this submission, the Proposed Development caters to the wide range of 
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demographics for the Downtown Fairview Neighbourhood. The Subject Lands have the servicing 

infrastructure to support the Proposed Development and the Proposed Development will support 

the use of active transportation. The proposed FSI of 7.4 is appropriate for the Subject Lands given 

the location within a Major Transit Station Area, along an Intensification Corridor. The proposed 

Official Plan Amendment and Zoning By-law Amendment, required to permit the Proposed 

Development, are therefore consistent with PPS policies on Housing.  

Section 1.5 of the Provincial Policy Statement emphasizes the importance of public spaces, 

recreation, parks and open space in the creation of healthy and active communities: 

 

1.5.1  Healthy, active communities should be promoted by:  

a) planning public streets, spaces and facilities to be safe, meet the needs of 

pedestrians, foster social interaction and facilitate active transportation and 

community connectivity 

The Proposed Development includes 1.5 metre pedestrian walkways along three out of four sides 

of the buildings. The walkways connect to multiple entrances/exits to the buildings, to provide 

convenient access and walkways are kept separate from vehicular accesses for pedestrian safety. 

The internal network of pedestrian walkways is further detailed and illustrated in the Urban Design 

Brief, included with this submission, dated November 2020, which was prepared by Glen Schnarr 

& Associates Inc., NAK Design Group and Kirkor Architects. The proposed pedestrian network 

will provide connections for future residents of the Proposed Development to surrounding areas 

and transit stops, as well as provide connections into the site for visitors to the non-residential uses 

at grade. The inclusion of non-residential uses at grade is intended to animate the street and foster 

social interactions. The proposed Official Plan Amendment and Zoning By-law Amendment to 

permit the Proposed Development therefore implement PPS policies on planning for healthy and 

active communities.  

 

The Provincial Policy Statement also includes policies on infrastructure and public service 

facilities within Section 1.6. These policies are to ensure development is planned in a coordinated, 

efficient and cost-effective manner. Of note: 

 

1.6.6.1  Planning for sewage and water services shall:  

a) accommodate forecasted growth in a manner that promotes the efficient 

use and optimization of existing:  

1. municipal sewage services and municipal water services; and  

2. private communal sewage services and private communal water 

services, where municipal sewage services and municipal water services 

are not available or feasible; 

1.6.6.2  Municipal sewage services and municipal water services are the preferred 

form of servicing for settlement areas to support protection of the 
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environment and minimize potential risks to human health and safety. 

Within settlement areas with existing municipal sewage services and 

municipal water services, intensification and redevelopment shall be 

promoted wherever feasible to optimize the use of the services. 

1.6.6.7  Planning for stormwater management shall:  

a) be integrated with planning for sewage and water services and ensure 

that systems are optimized, feasible and financially viable over the long 

term;  

b) minimize, or, where possible, prevent increases in contaminant loads; 

c) minimize erosion and changes in water balance, and prepare for the 

impacts of a changing climate through the effective management of 

stormwater, including the use of green infrastructure;  

d) mitigate risks to human health, safety, property and the environment;  

e) maximize the extent and function of vegetative and pervious surfaces; 

and  

f) promote stormwater management best practices, including stormwater 

attenuation and re-use, water conservation and efficiency, and low impact 

development. 

As outlined in the Functional Servicing Report / (“FSR”) Stormwater Management Report 

(“SWM”) included in this submission, prepared by C.F Crozier and Associates Inc., dated 

November 2020, the Proposed Development can be supported by existing infrastructure including 

municipal water and wastewater. The FSR/SWM notes that there is sufficient capacity in the 

Region of Peel water supply. The Proposed Development also includes 1,043.4 square metres (11, 

231.06 square feet) of green roof area on the podium (690.06 square metres on the south side of 

the south tower and 353.34 square metres of green roof on the north of the north tower) for 

stormwater management benefits. The proposed Official Plan Amendment and Zoning By-law 

Amendment are therefore consistent with PPS policies on stormwater and servicing infrastructure.  

With respect to Transportation Systems in the PPS:  

1.6.7 Transportation Systems  

1.6.7.4  A land use pattern, density and mix of uses should be promoted that 

minimize the length and number of vehicle trips and support current and 

future use of transit and active transportation. 

The Proposed Development is a transit-oriented development consisting of high-density residential 

uses at a floor space index of 7.4. This land use and density is appropriate given the Subject Lands’ 

location within a Major Transit Station Area and along an Intensification Corridor. The Proposed 
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Development includes a reduced parking rate as future residents will have access to convenient 

transit right outside the development, which connects to broader, intra-Regional transit systems 

via the Cooksville GO Station and the City Centre Bus Terminal. This is further detailed in the 

Traffic Impact Study prepared by Crozier & Associates Inc., dated November 2020 which also 

discusses transportation demand management and expected future modal split. As previously 

noted, a network of pedestrian walkways is included as part of the Proposed Development to 

encourage active transportation and 567 bicycle parking spaces are provided to also encourage 

future residents to cycle. The Proposed Development also includes non-residential uses at grade 

(office and/or retail uses) to cater to future (and existing) residents’ needs and support the goals of 

a complete community. The Subject Lands’ location on the future Hurontario Light Rail Transit 

line, within a two-minute walk of the future Fairview Station, will promote the use of transit and 

active transportation.    

The PPS also contains policies on Long-Term Economic Prosperity. As outlined in Section 1.7:  

1.7.1   Long-term economic prosperity should be supported by:  

b) encouraging residential uses to respond to dynamic market-based 

needs and provide necessary housing supply and range of housing options 

for a diverse workforce;  

e) encouraging a sense of place, by promoting well-designed built form and 

cultural planning, and by conserving features that help define character, 

including built heritage resources and cultural heritage landscapes;  

g) providing for an efficient, cost-effective, reliable multimodal transportation 

system that is integrated with adjacent systems and those of other jurisdictions, 

and is appropriate to address projected needs to support the movement of goods 

and people  

These above-noted policies emphasize the importance of providing a range of housing options, 

including providing housing near retail and workplaces and responding to market-based needs. As 

previously discussed, the Proposed Development provides a wide range of unit sizes responding 

to market demand for a wide range of housing options. Please see the Housing Report prepared by 

Glen Schnarr & Associates Inc., dated November 2020 for further detail.  

 

The Provincial Policy Statement includes policies on energy conservation, air quality and climate 

change. Of note: 

1.8.1  Planning authorities shall support energy conservation and efficiency, improved 

air quality, reduced greenhouse gas emissions, and preparing for the impacts of a 

changing climate through land use and development patterns which: 

 a) promote compact form and a structure of nodes and corridors;  
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b) promote the use of active transportation and transit in and between residential, 

employment (including commercial and industrial) and institutional uses and 

other areas;  

c) focus major employment, commercial and other travel-intensive land uses on 

sites which are well served by transit where this exists or is to be developed, or 

designing these to facilitate the establishment of transit in the future;  

e) encourage transit-supportive development and intensification to improve the 

mix of employment and housing uses to shorten commute journeys and decrease 

transportation congestion;  

f) promote design and orientation which maximizes energy efficiency and 

conservation, and considers the mitigating effects of vegetation and green 

infrastructure 

The Proposed Development represents a compact built form within a Major Transit Station Area 

along an Intensification Corridor – Hurontario Street. Redesignating and rezoning the Subject 

Lands to permit residential uses promotes active transportation to be used between residential uses 

and adjacent commercial and office uses. Furthermore, the proposed density at an FSI of 7.4 can 

be supported adequately by existing and future transit. As transit along the Hurontario Street will 

only improve with the future Hurontario Light Trail Transit, this will further support transit-

supportive development policies. The proposed Official Plan Amendment and Zoning By-law 

Amendment to permit the Proposed Development therefore implements climate change and air 

quality policies of the PPS and is therefore consistent with the PPS. 

As per Section 2.2 Water of the PPS, Planning authorities shall protect, improve or restore the 

quality and quantity of water by: 

i) ensuring stormwater management practices minimize stormwater volumes and 

contaminant loads, and maintain or increase the extent of vegetative and pervious 

surfaces 

As noted in the FSR/SWM prepared Crozier & Associates Inc., the Proposed Development is 

supportable from a stormwater management perspective. As previously noted, the Proposed 

Development includes 1,043.4 square metres (11, 231.06 square feet) of green roof area on the 

podium for stormwater management purposes.  

Throughout this section of the Report it is demonstrated how the proposed Official Plan 

Amendment and Zoning By-law Amendment, required to facilitate the Proposed Development of 

residential uses, with non-residential uses at grade, are consistent with policies of the Provincial 

Policy Statement including policies on healthy communities, concentrating growth to settlement 

areas, housing, water and wastewater infrastructure, stormwater management, economic 

prosperity and climate change. The Official Plan Amendment and Zoning By-law Amendment are 
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required to facilitate the proposed residential development and bring the Subject Lands into 

consistency with the PPS. 

 

5.2 A PLACE TO GROW: GROWTH PLAN FOR THE GREATER GOLDEN 

HORSESHOE (2020) 

The Growth Plan for the Greater Golden Horseshoe, 2020 (the “Growth Plan”) is a long-term plan 

intended to manage growth through building complete communities, curbing sprawl and protecting 

the natural environment. The Growth Plan builds upon the Growth Plan (2019 and 2017) and the 

initial Growth Plan (2006) and responds to the key challenges that the region will face over the 

coming decades with enhanced policy directions. The Growth Plan policies relevant to the 

proposed Official Plan and Zoning By-law Amendment include Section 2.2.1, 2.2.2, 2.2.4, 2.2.6 

and 4.2.10.  

Section 2.2 of the Growth Plan Managing Growth contains policies regarding how municipalities 

shall plan for and allocate population and employment growth in order to meet growth forecasts. 

Of note: 

 

2.2.1  Managing Growth 

2.  Forecasted growth to the horizon of this Plan will be allocated based on the 

following:  

a) the vast majority of growth will be directed to settlement areas that:  

i. have a delineated built boundary;  

ii. have existing or planned municipal water and wastewater systems; and  

iii. can support the achievement of complete communities; 

c) within settlement areas, growth will be focused in:  

i. delineated built-up areas;  

ii. strategic growth areas;  

iii. locations with existing or planned transit, with a priority on higher 

order transit where it exists or is planned; and  

iv. areas with existing or planned public service facilities; 

4.  Applying the policies of this Plan will support the achievement of complete 

communities that:  

a) feature a diverse mix of land uses, including residential and employment uses, 

and convenient access to local stores, services, and public service facilities;  
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b) improve social equity and overall quality of life, including human health, for 

people of all ages, abilities, and incomes;  

c) provide a diverse range and mix of housing options, including additional 

residential units and affordable housing, to accommodate people at all stages of 

life, and to accommodate the needs of all household sizes and incomes; 

d) expand convenient access to: 

i. a range of transportation options, including options for the safe, 

comfortable and convenient use of active transportation; 

e) provide for a more compact built form and a vibrant public realm, including 

public open spaces 

The Proposed Development of a high-rise condominium within a Major Transit Station Area, 

along an Intensification Corridor, is appropriate as it is within a Built Boundary, serviced by 

municipal water and wastewater systems and provides the residential component to support the 

local commercial/retail and create a complete community. As the Growth Plan policies note that 

all age, incomes, stages of life should be considered, the Proposed Development consisting of a 

range of unit sizes, will provide housing options for people of different family sizes and different 

income levels. As illustrated in the Urban Design Brief included with this submission, dated 

November 2020, a play area has been included on the conceptual landscape plan, to consider and 

accommodate families with young children. The Proposed Development will bring 680 families 

of varying sizes, to the Downtown Area close to shops and office uses, and close to fast, convenient 

transit. The proposed Official Plan Amendment and Zoning By-law Amendment to permit the 

Proposed Development will therefore conform with Growth Plan policies on Managing Growth. 

The Growth Plan also contains policies directing growth to Delineated Built-up Areas. Of note:  

2.2.2  Delineated Built-up Areas 

3. All municipalities will develop a strategy to achieve the minimum 

intensification target and intensification throughout delineated built-up areas, 

which will: 

 a) identify strategic growth areas to support achievement of the intensification 

target and recognize them as a key focus for development;  

 

c) encourage intensification generally throughout the delineated built-up area 

The Proposed Development proposes 680 condominium units at an FSI of 7.4, which is 

intensification where it is appropriate, within a Major Transit Station Area along a Higher Order 

Transit Corridor and where transit-oriented development should occur.  

The Growth Plan (2020) identifies Strategic Growth Areas, including Urban Growth Centres and 

Major Transit Station Areas, which are areas within settlement areas to be the focus on 
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accommodating intensification and higher-density mixed uses in a more compact built form. Major 

Transit Station Area policies include the following:  

2.2.4 Transit Corridors and Station Areas 

1. The priority transit corridors shown in Schedule 5 will be identified in official 

plans. Planning will be prioritized for major transit station areas on priority 

transit corridors, including zoning in a manner that implements the policies of 

this Plan. 

2. For major transit station areas on priority transit corridors or subway lines, 

upper-and single-tier municipalities, in consultation with lower-tier 

municipalities, will delineate the boundaries of major transit station areas in a 

transit-supportive manner that maximizes the size of the area and the number of 

potential transit users that are within walking distance of the station. 

3. Major transit station areas on priority transit corridors or subway lines will be 

planned for a minimum density target of: 

200 residents and jobs combined per hectare for those that are served by 

subways; 

160 residents and jobs combined per hectare for those that are served by 

light rail transit or bus rapid transit; or 

150 residents and jobs combined per hectare for those that are served by 

the GO Transit rail network. 

5. Notwithstanding policies 5.2.3.2 b) and 5.2.5.3 c), upper-and single-tier 

municipalities may delineate the boundaries of major transit station areas and 

identify minimum density targets for major transit station areas in advance of the 

next municipal comprehensive review, provided itis done in accordance with 

subsections 16(15) or (16) of the Planning Act, as the case may be. 

9.Within all major transit station areas, development will be supported, where 

appropriate, by: 

a) planning for a diverse mix of uses, including additional residential units and 

affordable housing, to support existing and planned transit service levels; 

c) providing alternative development standards, such as reduced parking 

standards; and 

d) prohibiting land uses and built form that would adversely affect the 

achievement of transit-supportive densities. 
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As illustrated on Figure 5, the Subject Lands are within 800 metres of three Major Transit Station 

Areas – Burnhamthorpe Station to the north, Fairview Station on the north side of Central Parkway 

West and Cooksville GO Station to the south. The Major Transit Station Areas along Hurontario 

Street correspond to future Hurontario LRT Stations. Growth Plan polices state that upper-tier 

municipalities are required to delineate Major Transit Station Areas, which is an exercise Peel 

Region is currently undertaking. Preliminary boundary delineations are shown on Figure 7. As 

stated in Growth Plan policies noted above, Major Transit Station Areas will be planned for a 

target density of a minimum of 160 residents and jobs combined per hectare for those that are 

served by light rail transit. Furthermore, development will be supported within Major Transit 

Station Areas by including additional residential units to support existing and planned transit 

service levels, and by reducing parking standards. The Proposed Development proposes a transit-

supportive density and also proposes a reduced parking standard, as justified in the Traffic Impact 

Study prepared by Crozier & Associates Inc., dated November 2020. The proposed Official Plan 

Amendment and Zoning By-law Amendment required to permit the redevelopment of the Subject 

Lands to a transit-oriented development, therefore conform to Growth Plan policies on Major 

Transit Station Areas.  

Building upon the Housing Policies in the PPS, the Growth Plan also contains policies on Housing. 

Of note:  

2.2.6 Housing 

1. Upper- and single-tier municipalities, in consultation with lower-tier municipalities, 

the Province, and other appropriate stakeholders, will:  

a) support housing choice through the achievement of the minimum intensification 

and density targets in this Plan, as well as the other policies of this Plan by: 

i. identifying a diverse range and mix of housing options and densities, 

including additional residential units and affordable housing to meet 

projected needs of current and future residents; and  

ii. establishing targets for affordable ownership housing and rental 

housing; 

2. Notwithstanding policy 1.4.1 of the PPS, 2020, in implementing policy2.2.6.1, 

municipalities will support the achievement of complete communities by: 

c) considering the range and mix of housing options and densities of the existing 

housing stock 

As previously noted, the Proposed Development provides a housing option at a density that is 

supportable from a planning perspective. The Proposed Development is for market-based 

ownership which is compatible with the existing Downtown Fairview community. The Growth 

Plan Housing policies are explained further in the Housing Report prepared by Glen Schnarr & 
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Associates Inc., dated November 2020. The proposed Official Plan Amendment and Zoning By-

law Amendment to permit the Proposed Development therefore conform with Growth Plan 

policies on Housing.  

Section 4.2.10 of the Growth Plan requires that municipalities give consideration for climate 

change in planning decisions. Of note: 

1. Upper- and single-tier municipalities will develop policies in their official plans to 

identify actions that will reduce greenhouse gas emissions and address climate change 

adaptation goals, aligned with other provincial plans and policies for environmental 

protection, that will include:  

a) supporting the achievement of complete communities as well as the minimum 

intensification and density targets in this Plan;  

b) reducing dependence on the automobile and supporting existing and planned 

transit and active transportation 

As previously discussed, the Proposed Development would situate high density residential in an 

area that has all the locational attributes to support it, such as commercial, transit, schools, parks 

and recreation services, all within walking distance which will encourage active transportation and 

reduce vehicle trips and auto-dependency. As previously noted, the Subject Lands are adequately 

served by transit, both existing and future transit, and will be well served by cycling infrastructure. 

The proposed Official Plan Amendment and Zoning By-law Amendment to permit the Proposed 

Development therefore conform with Growth Plan policies on climate change. 

Through the analysis in this Section it is demonstrated how the Proposed Development conforms 

to policies of the Growth Plan with respect to managing growth, building healthy communities, 

housing, major transit station areas and climate change. The Proposed Development is an efficient 

use of land proposing a transit-supportive density and contributing towards Mississauga’s 

intensification targets. The Official Plan Amendment and Zoning By-law Amendment required to 

facilitate the Proposed Development conform to the Growth Plan policies and are required to bring 

the Subject Lands into conformity with the Growth Plan. 

 

5.3 REGION OF PEEL OFFICIAL PLAN (2018) 

The Region of Peel Official Plan, Office Consolidation December 2018 (the “Regional Plan”) 

outlines policies and strategies that reflect and conform to the policies of the PPS and the Growth 

Plan.  The policies and strategies contained in the Regional Plan are centred around a sustainable 

development framework which, among other things, supports growth and development and 

requires that it occur in a sustainable manner by integrating environmental, social, economic and 

cultural considerations. To build on this framework, the Regional Plan illustrates a regional land 

use structure and allocates growth to the three local municipalities within the Regional Plan area. 

The Region of Peel is currently conducting a Regional Official Plan Review and is currently 

reviewing and delineating Major Transit Station Areas as required by Growth Plan policies.   
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The Subject Lands are designated as within the “Urban System” on the Regional Structure map 

of the ROP (see Figure 9). Objectives of the Urban System include the following: 

 

5.3.1.3  To establish healthy complete urban communities that contain living, 

working and recreational opportunities, which respect the natural 

environment, resources and the characteristics of existing communities 

 

5.3.1.4 To achieve intensified and compact form and a mix of land uses in 

appropriate areas that efficiently use land, services, infrastructure and 

public finances while taking into account the characteristics of existing 

communities and service 

 

5.3.1.5  To achieve an urban structure, form and densities which are pedestrian 

friendly and transit-supportive 

  

5.3.1.8  To provide for the needs of Peel's changing age structure and allow 

opportunities for residents to live in their own communities as they age 

 

Policies in the Urban System include the following:  

 

5.3.2.2 Direct urban development and redevelopment to the Urban System within 

the 2031 Regional Urban Boundary, as shown on Schedule D, consistent 

with the policies in this Plan and the area municipal official plans 

 

5.3.2.3  Plan for the provision and financing of Regional facilities and services so 

as to efficiently use existing services and infrastructure, and encourage a 

pattern of compact forms of urban development and redevelopment 

 

In the Region’s Official Plan, Hurontario Street is designated as a “Regional Intensification 

Corridor”. The Proposed Development conforms to Peel Region’s policies on complete 

communities as it will bring residents closer to retail and other services, which is convenient and 

walkable for future residents. It also supports the existing and future retail/commercial along the 

Hurontario corridor. The Proposed Development includes residential uses as well as non-

residential uses at grade (commercial and/or office), which is an appropriate mix of compatible 

land uses. The Proposed Development, consisting of podium and tower configuration includes a 

built form which is pedestrian friendly and supports the use of transit. 567 bicycle parking spaces 

are also included as part of the Proposed Development to support active transportation. The 

Downtown Fairview and Hurontario Corridor are walkable and well-supported by transit, which 

will only increase with the Hurontario LRT and as the rest of the corridor redevelops. The Urban 

System policies in the ROP encourage complete communities and transit-supportive development, 

which the Proposed Development conforms to.  

 

Further, the ROP contains additional policies specifically on “Urban Growth Centres” and 

“Regional Intensification Corridor”. The ROP states that these are major locations for 
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intensification, including compact built form, redevelopment to provide a wide range of housing, 

employment, recreation. 

 

5.3.3   Urban Growth Centres and Regional Intensification Corridors  
 

5.3.3.2.6 Identify the Hurontario corridor linking the two urban growth centres as a 

Regional Intensification Corridor that provides: 

 

a) prime opportunities for intensification; 

 

b) opportunities for residents to live and work within the Regional 

Intensification Corridor; 

 

c) a high intensity, compact urban form with an appropriate mix of 

uses including commercial, office, residential, recreational and 

major institutional – as designated and/or defined in the area 

municipal official plans; 

 

d) transit-supportive and pedestrian-oriented urban forms;  

 

e) opportunities for higher order transit, and; 

 

f) viable opportunities of financing necessary infrastructure and 

services.  

 

The above-noted policy states that the Hurontario Corridor is a prime opportunity for 

intensification, and that high density compact built form with a mix of uses should be supported. 

As noted, the Proposed Development consisting of 680 units in two towers, at an FSI of 7.4 

represents a compact development with a transit-supportive density. The proposed Official Plan 

Amendment and Zoning By-law Amendment therefore conform to the relevant policies in the 

Region of Peel Official Plan.  

 

5.4 CITY OF MISSISSAUGA OFFICIAL PLAN (OFFICE CONSOLIDATION 

NOVEMBER 2019) 

 
The City of Mississauga’s Official Plan, Office Consolidation November 22, 2019 (the “Official  

Plan”) contains goals, objectives and policies used to guide decisions on land use, built form, 

transportation, the environment and the manner in which the City should grow. The Official Plan 

incorporates upper level planning policies of the Provincial Policy Statement, Growth Plan and 

Regional Plan. The Subject Lands are designated in the Official Plan as “Residential High 

Density” and “Office”, (as illustrated on Figure 10). The Subject Lands are within the “Downtown 

element of the City Structure (see Figure 11) and within Downtown Fairview Character Area (see 

Figure 12). As previously noted, on the Urban System, Hurontario Street is an “Intensification 

Corridor”.  
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Policies in the Official Plan on Downtowns include the following:  

 

5.3.1.4  The Downtown will achieve a minimum gross density of 200 residents and 

jobs combined per hectare by 2031. The City will strive to achieve a gross 

density of between 300 to 400 residents and jobs combined per hectare in 

the Downtown.  

5.3.1.5  Development applications within the Downtown proposing a change to the 

designated land use, which results in a significant reduction in the number 

of residents or jobs that could be accommodated on the site, will not be 

permitted unless considered through a municipal comprehensive review.  

5.3.1.6  The Downtown will achieve an average population to employment ratio of 

1:1, measured as an average across the entire Downtown.  

5.3.1.7  Character Area policies will establish how the density and population to 

employment targets will be achieved within the Downtown.  

5.3.1.8  The Downtown will support opportunities for residents to work in 

Mississauga.  

5.3.1.9  The Downtown will develop as a major regional centre and the primary 

location for mixed use development. The Downtown will contain the 

greatest concentration of activities and variety of uses.  

5.3.1.10  The Downtown will be planned as a focal area for investment in 

community infrastructure, as well as institutional, commercial, 

recreational, educational, cultural and entertainment uses.  

5.3.1.11  Development in the Downtown will be in a form and density that achieves 

a high quality urban environment.  

5.3.1.12  The Downtown will be served by frequent transit services, including 

higher order transit facilities, which provide connections to all parts of the 

city and to neighbouring municipalities.  

5.3.1.13  The Downtown will be developed to support and encourage active 

transportation as a mode of transportation. 

 

As noted in the policies above, the Downtown element of the City Structure is to be planned to 

achieve a density of between 300 to 400 residents and jobs combined per hectare. Development 

within the Downtowns will be in a form and density that achieves high quality urban environment. 

The Proposed Development includes a mix of uses – residential and non-residential (office and/or 

retail at grade) to support residents’ shopping needs and to contribute jobs to the Downtown 

employment targets. As previously noted, the Subject Lands will be served by future higher order 

transit (Hurontario LRT) and the Proposed Development encourages use of transit as well as active 

transportation.  

 

The Proposed Development is compatible with the surrounding Downtown Fairview Character 

Area, as per the City of Mississauga Official Plan’s definition of “compatible”: 
 

1.1.4 (r):  “compatible” means development, which may not necessarily be the same 

as, or similar to, the existing or desired development, but nonetheless 
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enhances an established community and coexists with existing development 

without unacceptable adverse impact on the surrounding area. 

 

As per the definition above, the Proposed Development need not mirror the existing development 

but should be able to coexist without having an unacceptable adverse impact. When considering 

the surrounding context of the Subject Lands, within the current planning regime of encouraging 

compact and transit-oriented development, recent developments proposed, some approved, of 

heights up to 36- 50 storeys. As such, the proposed towers at 36 and 30 storeys in height are 

compatible and can coexist with surrounding future and existing developments.  As demonstrated 

by the supporting reports and studies included with this submission, all measured impacts (traffic, 

noise, wind, shadowing etc.) have been assessed and can support the proposal. See Section 6.0 of 

this report for further details.  

 

In the Mississauga Official Plan, Hurontario Street is noted as an “Intensification Corridor”. As 

such, Intensification Corridor policies should be considered:  

 

5.4.15  A number of Light Rail Transit Stations, which will be located along the 

Hurontario Street Intensification Corridor to serve the proposed light rail 

transit system are a form of Major Transit Station Areas. The Major 

Transit Station Areas are identified on Schedule 2: Intensification Areas 

and the Light Rail Transit Stations are identified on Schedule 6: Long 

Term Transit Network. 

 

Intensification Area policies:  

 

5.5.1  The focus for intensification will be Intensification Areas, which are the 

Downtown, Major Nodes, Community Nodes, Corporate Centres, 

Intensification Corridors and Major Transit Station Areas, as shown on 

Schedule 2: Intensification Areas.  

 

5.5.7  A mix of medium and high density housing, community infrastructure, 

employment, and commercial uses, including mixed use 

residential/commercial buildings and offices will be encouraged. 

However, not all of these uses will be permitted in all areas.  

 

5.5.8  Residential and employment density should be sufficiently high to support 

transit usage. Low density development will be discouraged.  

 

5.5.9  Intensification Areas will be planned to maximize the use of existing and 

planned infrastructure.  

 

5.5.13  Major Transit Station Areas will be subject to a minimum building height 

of two storeys and a maximum building height specified in the City 

Structure element in which it is located, unless Character Area policies 



Glen Schnarr & Associates Inc. 

 

 
BET REALTY LTD. AND 3420 HURONTARIO STREET INC.  

Planning Justification Report 

Page 28 

 

 

specify alternative building height requirements or until such time as 

alternative building heights are determined through planning studies.  

 

5.5.16  Major Transit Station Areas will be planned and designed to provide 

access from various transportation modes to the transit facility, including 

consideration of pedestrians, bicycle parking and commuter pick-up/drop-

off areas. 
 

As noted in the policies above, Intensification Areas are to be planned with a mix of medium and 

high density housing. As the Subject Lands are located directly on Hurontario Street, with 

Hurontario Street frontage, access to existing and future transit stops is direct and convenient, 

supporting high-density residential in this location. As previously noted, the Proposed 

Development utilizes existing infrastructure, which can support the Proposed Development as 

outlined in the FSR/SWM Report by Crozier & Associates Inc. Access to transportation was 

considered in the design of the buildings – pedestrian walkways are proposed around 75% of the 

perimeter of  the site, with multiple exits and entrances connecting the building to the street. 567 

bicycle parking spaces have been proposed, as well a pick-up drop off area, adjacent to the two 

towers’ lobbies is proposed.  

 

Chapter 9 of the Mississauga Official Plan contains polices on urban form for the different 

elements of the City structure. With respect to lands within Major Transit Station Areas:  

 

9.2.1.8  The preferred location of tall buildings will be in proximity to existing and 

planned Major Transit Station Areas.  

 

9.2.1.9  Where the right-of-way width exceeds 20 m, a greater building height may 

be required to achieve appropriate street enclosure in relation to the 

right-of-way width.  

 

9.2.1.11  Tall buildings will be sited and designed to enhance an area’s skyline.  

 

9.2.1.12  Tall buildings will be sited to preserve, reinforce and define view 

corridors.  

 

9.2.1.13  Tall buildings will be appropriately spaced to provide privacy and permit 

light and sky views.  

 

9.2.1.14  In appropriate locations, tall buildings will be required to incorporate 

podiums to mitigate wind impacts on the pedestrian environment and 

maximize sunlight on the public realm.  

 

9.2.1.15  Tall buildings will address pedestrian scale through building articulation, 

massing and materials.  
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9.2.1.16  Tall buildings will minimize adverse microclimatic impacts on the public 

realm and private amenity areas. 
 

As noted in policies above, Major Transit Station Areas are the City’s preferred location for tall 

buildings. The proposed towers are 36 and 30 storeys in height, is not as tall as some development 

applications in this area of the City (i.e.. 50 storeys), rather an appropriate height given the 

proximity to transit and adjacent land uses. The proposed podium and towers have been sited to 

enhance the corridor view down Hurontario Street. The towers are tall and slender (under 750 

square metre floor plates) with a 32 metre tower separation to reduce shadowing and enhance sky 

views. As noted, a podium has been incorporated at the base of the towers, to help minimize wind 

impacts and maximize sunlight. A Wind Study was prepared by Gradient Engineering, dated 

November 16, 2020, which concluded based on wind tunnel test results, meteorological data 

analysis, and experience with similar developments in Mississauga, conditions over pedestrian-

sensitive areas within and surrounding the development site will be acceptable for the intended 

pedestrian uses on a seasonal basis. Furthermore, a Shadow Study was also prepared by Kirkor 

Architects to assess shadowing impacts of the Proposed Development (see Section 6.1 of this 

Report). The Urban Design Brief prepared by Glen Schnarr & Associates Inc., dated November 

2020, discusses how the design of the building considered addressing pedestrian scale through 

building articulation, massing and materials.   

 

The Proposed Development is compatible with the surrounding existing area (as per City of 

Mississauga’s definition of “compatible” above), as new developments are not required to mirror 

or replicate existing development, however should respect the existing lot pattern, continuity of 

setbacks the scale and character of the surrounding area and minimize shadowing. As 

demonstrated in the supporting reports and studies, the Proposed Development can coexist without 

having unacceptable adverse impact.  

 

The Subject Lands are currently designated “Residential High Density” and “Office” in the 

Mississauga Official Plan. The following policies outline the permitted uses for lands designated 

as “Residential High Density”: 

 

11.2.5.6  Lands designated Residential High Density will permit the following use:  

 

a. apartment dwelling. 

 

b. uses permitted in the Residential Medium Density designation, 

accessory to apartment dwellings on the same property; and  

 

c. uses permitted in the Convenience Commercial designation are 

permitted at grade in apartment dwellings, except for commercial parking 

facilities, gas bars, and drive-through facilities. 

 

The following policies outline the permitted uses for lands designated as “Office”: 
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11.2.7   Office  

 

11.2.7.1  In addition to the Uses Permitted in all Designations, lands designated 

Office will also permit the following uses: 

  

a. major office; 

b. secondary office; and 

c. accessory uses. 

 

11.2.7.2  Accessory uses will generally be limited to a maximum of 20% of the total 

Gross Floor Area. 

 

11.2.7.3  All accessory uses should be on the same lot and clearly subordinate to 

the functioning of the permitted use. 

 

The “Residential High Density” is an appropriate designation for the Subject Lands, as the 

proposal is for condominium apartments with accessory office/commercial uses at grade. As noted 

in the Official Plan policies for the “Residential High Density” designation above, apartment 

buildings are permitted in this designation as well as uses permitted in the Convenience 

Commercial designation are permitted at grade in apartment dwellings, except for commercial 

parking facilities, gas bars, and drive-through facilities. Currently, only a portion of the Subject 

Lands are designated “Residential High Density”, and given that a Special Site Exception is 

needed in the Downtown Fairview Character Area, an Official Plan Amendment is required to 

redesignate the Subject Lands in their entirety as “Residential High Density” with a  “Special 

Policy Area X” in the Downtown Fairview Character Area. As outlined in this section of the 

Report, the proposed Official Plan Amendment and Zoning By-law Amendment to permit the 

Proposed Development conform to policies in the Mississauga Official Plan with respect to 

Downtowns, Intensification Areas and Corridors and urban form for Major Transit Station Areas.  

 

5.5 DOWNTOWN FAIRVIEW CHARACTER AREA (MARCH 2017) 

 

The Subject Lands are located within a Downtown and therefore the General Downtown policies 

must be considered. Within the Downtown element of the City Structure, there are general policies 

which apply to all Downtowns and include the following: 

 

12.1.1.2  A minimum building height of three storeys is required on lands within the 

Downtown. Character Area policies may specify maximum building height 

requirements. Alternative minimum building heights may be established for 

existing areas with low density residential development.  

12.1.2.2  Notwithstanding the Residential High Density policies of this Plan, the 

maximum building height for lands designated Residential High Density 

will not exceed 25 storeys.” 
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The Proposed Development consists of a five-storey podium and two towers 30-storeys and 36-

storeys in height. The Proposed Development therefore conforms to the minimum building height 

of 3-storeys as required in the general Downtown policies in the Mississauga Official Plan. The 

Proposed Development does exceed the Downtown maximum of 25-storeys, which is appropriate 

from a planning perspective given the Subject Lands’ access to existing and future transit. As 

previously noted, an Official Plan Amendment is required to permit a height up to 36 storeys.  

 

The north parcel of the Subject Lands, municipally addressed as 3442 Hurontario Street is 

currently subject to Special Site 2 policies in the Downtown Fairview Character Area (see Figure 

13): 

 

12.3.2.2.1  The lands identified as Special Site 2 are located on the west side of 

Hurontario Street, south of Central Parkway West.  

12.3.2.2.2  Notwithstanding the provisions of the Residential High Density designation 

and applicable policies, the following additional policies will apply: 

 a. the total number of units constructed on the site will not exceed 135; and  

b. a maximum floor space index (FSI) of 3.75 will be permitted. 

 

The Special Site policies noted above were likely established through a previous site-specific 

development application. The Proposed Development proposes 680 units at an FSI of 7.4, and 

therefore an amendment is required to the Downtown Fairview Character Area. The proposed site-

specific redesignation would replace the existing Special Site 2 policies and include not only 3442 

Hurontario Street but also 3420 Hurontario Street (the Subject Lands in their entirety).  

 

5.7 MISSISSAUGA ZONING BY-LAW 0225-2007 

 

The Subject Lands are currently zoned “RA3 – 20” and “O-10” in Mississauga Zoning By-law 

0225-2007 (see Figure 14). These site-specific “RA3- 20” zones was established through previous 

site-specific development applications to permit a 12-storey apartment with 135 units and a long 

term care facility with 27 dwelling units at a maximum height of four storeys on the north property 

(3442 Hurontario Street). The “O-10” site specific zone applicable to the south property (3420 

Hurontario Street), which was established for the medical office building currently on the property, 

and permitted 25 overflow parking spaces on the adjacent property (3442 Hurontario Street).  

 

The Draft Zoning By-law Amendment included with this submission, is required to facilitate the 

Proposed Development, and proposes to rezone the Subject Lands in their entirety as “RA5 – Site 

Specific”. The “RA-5” zone permits high-rise apartment buildings, long term care buildings and 

retirement buildings. Site specific provisions proposed include the following:    

 

1. Add additional permitted uses of “office”, “retail store”, “financial institution”, “personal 

service establishment”, “restaurant” and “take out restaurant”. 
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The above-noted uses are complementary and compatible with residential uses and will allow the 

Proposed Development to include active uses at grade, to contribute to the Hurontario Corridor.  

These uses are common for pairing with residential apartment buildings.  

 

2. Maximum Floor Space Index of 7.4 

 

The proposed Floor Space Index of 7.4 is justifiable from a planning perspective as it would 

permit a transit-oriented development to occur on the Subject Lands, appropriate given the 

lands’ being well-served by existing and future transit and located within a Major Transit 

Station Area, which are to planned for intensification.  

 

3. Minimum amenity area of 4.6 m2 per unit 

 

The Proposed Development includes 1,373 square metres of indoor amenity area and 1,822 

square metres of outdoor amenity area.  As the Subject Lands are located in close proximity to 

additional parks and greenspace, including Stonebrook Park, Garden of the Valley, and Kariya 

Park, we believe the proposed amenity area standard of 4.6 square metres per unit is 

appropriate.  

 

4. Permit a walkway within a landscape buffer 

 

The Proposed Development includes several walkways from both the Hurontario ROW and 

Central Parkway West ROW to provide pedestrian connections and encourage transit and 

active transportation.  

 

5. Reduced parking rates and permitting the visitor and non-residential parking to be shared 

 

Crozier and Associates Inc., prepared a Traffic Impact Study including a Parking Study for the 

Subject Lands, dated November 2020 included with this submission. They assessed the parking 

required for the Proposed Development based on surrounding approved and proposed 

developments, ITE standards and the Subject Lands’ access to transit. The TIS concluded that 

the following parking rates are appropriate for the Subject Lands: 0.9 residential spaces per 

one-bedroom unit, 1.0 residential spaces per two-bedroom unit, 1.30 residential spaces per 

three-bedroom unit, 0.15 visitor spaces per unit (no reduction to the by-law) and 4.3 spaces per 

100 square metres of non-residential gross floor area. The TIS also concluded that the visitor 

parking and non-residential parking could be shared.  

 

6. Reduced building setbacks as per a provided buildable schedule 

 

The Proposed Development is a compact, urban development which is an efficient use of land. 

To facilitate the Proposed Development, the setbacks as per the buildable schedule in the 

attached Zoning By-law Amendment are proposed.  
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6.0 SUPPORTING STUDIES AND REPORTS 
 

The following section provides a summary of the reports, studies and supporting materials 

conducted in support of the proposed development. 

 

6.1 SHADOW IMPACT STUDY  

 

Kirkor Architects as the project architects, were also retained to prepare a Shadow Impact Study 

to determine potential shadowing effects of the Proposed Development on neighbouring 

properties. The Shadow Impact Study, dated November 19, 2020 was prepared in accordance with 

the City of Mississauga’s Urban Design Terms of Reference – Standards for Shadow Studies and 

has been included in this submission. The Shadow Study discusses the shadow drawings with 

respect to five shadow criterion: (1) residential private amenity areas, (2) communal outdoor 

amenity areas, (3) public realm (4) turf and flower gardens in public parks and (5) building face to 

allow for possibility of using solar energy. The Shadow Study summarizes the criteria that have 

been met and not met and concludes that the Proposed Development meets most of the criteria in 

place by the City of Mississauga’s standards.  

 

6.2 PEDESTRIAN LEVEL WIND STUDY 

 

Gradient Wind Engineers & Scientists was retained by BET Realty Ltd. and 3420 Hurontario 

Street Inc., to prepare a Pedestrian Level Wind Study for the proposed development. The Wind 

Study included with this submission, dated November 16, 2020, was prepared in accordance with 

the City of Mississauga’s Terms of Reference for Pedestrian Wind Comfort and Safety Studies, 

involves wind tunnel measurements of pedestrian wind speeds using a physical scale model, 

combined with meteorological data integration, to assess pedestrian comfort at key areas within 

and surrounding the study site. Regarding wind conditions over the Level 5 outdoor amenity 

terraces, conditions will generally be suitable for sitting or more sedentary activities during the 

summer months. If calmer conditions are desired across the full terrace spaces and into the shoulder 

seasons of spring and autumn, then mitigation could be explored, as detailed in the enclosed Wind 

Study. The Wind Study concluded that based on wind tunnel test results, meteorological data 

analysis, and experience with similar developments in Mississauga, conditions over pedestrian-

sensitive areas within and surrounding the development site will be acceptable for the intended 

pedestrian uses on a seasonal basis. 

 

6.3 NOISE FEASIBILITY STUDY 

 

HGC Engineering was retained by BET Realty Ltd. and 3420 Hurontario Street Inc., to prepare a 

Nosie Feasibility Study for the Proposed Development at 3420 & 3442 Hurontario Street. The 

Noise Feasibility Study, dated November 17, 2020 has been included with this submission. The 

Noise Study assessed the primary sources of noise as road traffic on Hurontario Street, Central 

Parkway West, and Fairview Road West. The predicted sound levels were compared to the 
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guidelines of the City of Mississauga and the Ministry of Environment, Conservation and Parks 

(MECP) to develop noise control recommendations. The results of the study indicate that the 

proposed development is feasible with the noise control measures described in this report. The 

predicted future daytime and nighttime sound levels at the proposed buildings will exceed MECP 

guideline sound levels. Central air conditioning is required for all dwelling units, and upgraded 

glazing construction will also be required for all building facades with exposure to Hurontario 

Street. Acoustic barrier/parapet walls are required for the outdoor amenity areas located on the 

roof of the podium and have been incorporated into the Site Plan. Noise warning clauses are 

required for all dwelling units to inform future occupants of the traffic noise impact, to address 

sound level excesses, and proximity to commercial uses. 

 

The Noise Feasibility Study also assessed the future Light Rail Transit System along the 

Hurontario-Main LRT Line. HGC Engineering reviewed the Noise and Vibration Impact 

Assessment Report prepared for SNC-Lavalin Inc. in support of the Transit Project Assessment 

Project (TRAP) by J.E. Coulter Associates Ltd. which states that there will be no noticeable change 

in the sound levels along most parts of the corridor and that the contribution of the LRT in relation 

to the overall sound level from road traffic is negligible. In addition, predicted ground borne 

vibration levels at the site area will be within the applicable limits, and vibration-induced noise 

from the LRT will be lower than the predicted sound levels due to road traffic. 

 

6.4 ARBORIST REPORT AND TREE INVENTORY/PRESERVATION PLAN 

 

Canopy Consulting was retained by BET Realty Ltd. and 3420 Hurontario Street Inc., to prepare 

an Arborist Report and Tree Inventory/Preservation Plan for the Proposed Development. The 

Arborist Report dated November 2020, included with this submission, states that trees were 

identified both within and immediately adjacent to the Subject Lands. The trees are described in 

terms of species and a diameter at breast height and they have been assessed in terms of their 

general health from poor to good. The Arborist Report looked at a total of 37 trees – 22 on the 

Subject Lands, 13 on the adjacent property and 2 City-owned trees. The Arborist Report concluded 

that a total of 11 trees can be preserved (1 City tree and 10 trees on the adjacent property), and 

recommends the removal of 26 trees  (consisting of 22 on the Subject Lands, 3 on the adjacent 

property and 1 City tree).  

 

6.5 STREETSCAPE FEASIBILTIY STUDY 

Crozier & Associates Inc., were retained by BET Realty Ltd. and 3420 Hurontario Street Inc., to 

prepare a Streetscape Feasibility Study, dated November 2020. The Streetscape Feasibility Study 

was required as the Subject Lands are within an Amended Boulevard Treatment Area. The purpose 

of the Study is to demonstrate that the Proposed Development can accommodate the appropriate 

boulevard treatment within the public right-of-way and that the associated building setbacks are 

adequate. The included Streetscape Feasibility Study was prepared in accordance with the City of 

Mississauga’s Terms of Reference dated May 2019. The Study consisted of an existing utility plan 

and a trench location plan. The Streetscape Feasibility Study concluded that an appropriate 

boulevard treatment can be accommodated in the public right-of-way adjacent to Central Parkway 
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West in accordance with City’s streetscape requirements. The existing Bell Cable along Central 

Parkway West may require relocation pending confirmation of the location. 

 

6.6 TRAFFIC IMPACT STUDY / TRANSPORTATION DEMAND MANAGEMENT 

STRATEGY / OPERATIONS AND SAFETY ASSESSMENT / PARKING STUDY 

C.F. Crozier & Associates Inc., were retained by BET Realty Ltd. & 3420 Hurontario Street Inc., 

to prepare a Traffic Impact Study (“TIS”) for the proposed development. The TIS, dated November 

2020 included with this submission, also includes a Transportation Demand Management Strategy, 

Operations and Safety Assessment and Parking Study. The proposed development is expected to 

have a negligible impact on the surrounding road network as future total traffic is expected to 

operate similarly to the future background scenario in the horizon year 2025. Several movements 

continue to operate over capacity at Hurontario Street at Central Parkway East during the weekday 

peak periods. With the addition of the proposed development, the intersections of Hurontario Street 

with Elm Drive, Fairview Road East and Hillcrest Avenue, along with all-new site accesses, 

operate with less than 33.6 seconds of delay (LOS “C”) during peak periods. During off-peak 

hours, the intersections of Hurontario Street at Central Parkway East are projected to  operate with 

acceptable delays and well under capacity under 2025 future total horizon. No geometric 

improvements are recommended at the study intersections; however, it is recommended that the 

City monitor the intersection of Hurontario Street at Central Parkway East for possible signal 

optimizations during peak hours to improve intersection operations. With the combination of the 

parking rates provided for the site, the future consideration of a future Light Rail Transit stop 

beside the development, Crozier concluded that 761 parking spaces for the proposed development 

are sufficient. 

 

6.7 FUNCTIONAL SERVICING REPORT AND STORMWATER MANAGEMENT 

REPORT  

C.F. Crozier & Associates Inc., were retained by BET Realty Ltd. & 3420 Hurontario Street Inc., 

to prepare a Functional Servicing Report (FSR) and Stormwater Management Report (SWM) for 

the Proposed Development. The FSR and SWM, dated November 2020 states that there is an 

existing 300 mm diameter watermain within Central Parkway. The Proposed Development is 

higher than 84 metres and therefore requires at least two sources of water from a public water 

system. Therefore, a second 200mm diameter PVC water service will be extended from the 

existing watermain within Central Parkway West. Sanitary servicing is proposed via a 200 metre 

diameter sanitary lateral extending from the existing 250mm diameter sanitary sewer on Central 

Parkway West. With respect to proposed drainage, the external catchment will remain unchanged 

in post-development conditions. Analysis completed by Crozier determined that there is capacity 

available in the surrounding storm sewers to service the development. An underground stormwater 

tank located within the underground parking structure is proposed to provide required on-site 
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stormwater storage. The FSR and SWM concludes that the Proposed Development is supportable 

from a Stormwater Management and Functional Servicing perspective.  

 

6.8 PHASE 1 ENVIRONMENTAL SITE ASSESSMENT 

A Phase One Environmental Site Assessment was prepared by Bruce Brown Associates Limited 

dated September 30, 2020 included in this submission. The Assessment found the land was initially 

cleared for agricultural purposes as part of a larger farm, after 1825. Residual apple orchards were 

still found, but no longer maintained by 1954, and remaining trees were removed after 1966. Two 

small former residences or one residence and an accessory structure, located in the southern half 

were demolished between 1966 and 1975, while two small, detached residences on the north half 

were constructed after 1966 and were demolished between 1992 and 2000. The existing three-

storey medical building was constructed in 1991. No potential sources of environmental impacts 

were identified which would affect the real value of the property or require immediate further 

investigation or require mitigation to meet or assure current environmental standards. There was 

no cause found to carry out additional Phase 2 investigations in the form of test holes or wells to 

characterize soil or groundwater conditions. 

The Phase One Environmental Site Assessment concludes that although there is a potentially 

contaminating activity resulting in an onsite APEC caused by application of salt for winter 

maintenance, no immediate Phase 2 environmental site investigation is required to assess soil or 

groundwater quality on the Phase One lands prior to active redevelopment and bulk excavation 

management. During redevelopment, soil characterization will be required to demonstrate 

suitability for a receiver of bulk excavate, and groundwater characterization may be required to 

permit discharge from the site during construction. No evidence of any previous structure was 

found within he footprint of the existing medical building. 

 

6.9 HOUSNG REPORT 

A Housing Report was prepared by Glen Schnarr & Associates Inc., dated November 2020. The 

Housing Report summarizes the applicable Housing policies from Provincial, Regional and 

municipal levels and discusses the legislative requirements for municipalities to implement 

Inclusionary Zoning. The Housing Report concludes that the Proposed Development is consistent 

with, and conforms to all levels of applicable Housing policies. Please see Housing Report 

included in this submission for further details.  

6.10 SOLID WASTE PLAN 

Tetra Tech Canada Inc., was retained by BET Realty Ltd. & 3420 Hurontario Street Inc., to prepare 

a Solid Waste Plan for the proposed development. The input from Peel staff will require the 

preparation of a Solid Waste Plan for submission to the Region of Peel and the City of Mississauga, 
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that will provide a clear outline of how BB recyclables and garbage will be stored, transferred and 

collected from the proposed community. The Plan, outlined herein, presents the calculated waste 

material quantity and characteristics that are anticipated to be generated from the development and 

presents a preliminary plan for the storage and collection of the generated waste materials in 

compliance with the Region’s Waste Collection Design Standards. 

Each of the apartment suites will dispose of their BB recyclables and garbage via a chute-based 

system. As the materials are received in the garbage room, located on Level 1, they will be directed 

to either the recycling or garbage front-end bins. Garbage materials may be fed into a single 

cylinder compactor prior to being directed to the bin. The bins will be moved to the storage/staging 

area in the garbage room as required between collection days. On each collection day, the bins will 

be transported, by building management staff, from the staging area to the collection area. The 

Solid Waste Plan calculates the number of bins required for the proposed development. The Solid 

Waste Plan also illustrates the route of the collection vehicles. On each collection day, the vehicle 

would access the complex via Central Parkway eastbound. Materials will be collected from Tower 

A and then Tower B as depicted on the Collection Plan with the vehicle egressing the complex 

onto Hurontario Street southbound. A similar pattern would be followed for the collection of bulky 

items. The Solid Waste Plan concludes that the Proposed Development will provide enough spaces 

for storage, staging and collection of BB recyclables and garbage from the residential suites.  

 

6.11  URBAN DESIGN BRIEF 

Glen Schnarr & Associates Inc., Kirkor Architects and NAK Design Group Inc., collaboratively 

prepared an Urban Design Brief in support of the Proposed Development. The Urban Design Brief 

was prepared in accordance with the City of Mississauga Terms of Reference for Urban Design 

Studies dated January 15, 2019. The Urban Design Brief provides an analysis of the existing site 

including the Subject Lands, neighbourhood and adjacent context, and facilities, services and 

transportation. The Urban Design Brief then provides an analysis of the Proposed Development 

and highlights where the proposal aligns with the City’s urban design principles and policies, with 

respect to the proposed landscape areas, built form, height, massing and transition, building façade 

and articulation, access and circulation.  

7.0 CONCLUSION 

It is our professional opinion that the Proposed Development is consistent with the PPS 2020 and 

conforms with and does not conflict with Growth Plan.  In addition, the Proposed Development is 

consistent and conforms with the policies of the Region of Peel Official Plan, City of Mississauga 

Official Plan and the Downtown Fairview Character Area. The Proposed Development will 

contribute to the achievement of complete communities through the redevelopment of an 

underutilized infill site, based on the following reasons: 
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• The Proposed Development represents a reinvestment and improvement of the existing 

Subject Lands which are currently underutilized by a three-storey medical office building 

and a large surface parking lot;  

• The Subject Lands are within the “Downtown” element of the City Structure where the 

City directs intensification and growth;  

• The Subject Lands are along an Intensification Corridor and within a Major Transit 

Station Area, and as noted in the Growth Plan, Region of Peel Official Plan and City of 

Mississauga Official Plan, these are areas for intensification and compact high-density 

uses;  

• The Proposed Development with building heights of 30-36 storeys and a Floor Space 

Index of 7.4 is a transit-oriented development for lands that are incredibly well-served by 

existing and future transit;  

• The Subject Lands are also well-served by existing greenspace and service / retail 

establishments in the area;  

• The Proposed Development will improve and contribute towards the City’s vision for the 

Hurontario streetscape by providing podiums sited close to the street, with upgraded 

façade to create an interesting street wall and active and animated (commercial and/or 

office) at grade;  

• The Proposed Development will utilize existing servicing and future servicing can be 

provided in an efficient manner;  

• The Proposed Development includes a network of pedestrian pathways and connections 

for pedestrian safety and convenience and to promote active transportation and transit; and,  

• The Proposed Development is consistent with the policies of the Provincial Policy 

Statement (2020) and conforms to the Growth Plan (2020), the Region of Peel Official Plan 

(2018), the City of Mississauga Official Plan (2019) and Downtown Fairview Character 

Area (2017).  

 

Yours very truly, 

 

GLEN SCHNARR & ASSOCIATES INC. 

 

______________________ 

Jim Levac, MCIP, RPP 

Partner 
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APPENDIX 1 – PROPOSED OFFICIAL PLAN AMENDMENT 

  



Amendment No. XXX 
 
 to 
 
 Mississauga Official Plan 
 
  
 
 
The following text and Map "A” attached hereto constitute Amendment No. XXX. 
 
 



PURPOSE 
 
The purpose of this Amendment is to change the land use designation from “Residential High 
Density” and “Office” to “Residential High Density’” and to add a Special Site to the Downtown 
Fairview Character Area. 
 
LOCATION 
 
The lands affected by this amendment are located at the southwest corner of Hurontario Street 
and Central Parkway West. The subject lands are located in the Downtown Fairview Character 
Area, as identified in Mississauga Official Plan. 
 
BASIS 
 
The 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 Mississauga Official Plan contains a City Structure which outlines where growth ought to 
be encouraged and discouraged within the City. The City Structure is comprised of 
Intensification Areas and Non-Intensification Areas. Intensification Areas include Downtowns, 
Major Modes, Community Nodes, Corporate Centres, Intensification Corridors and Major 
Transit Station Areas. Intensification Areas are the principle location for future growth within 
the City. The Subject Lands are located within a “Downtown” and within a Major Transit Station 
Area, along an Intensification Corridor where transit-oriented development is encouraged.  
 
As per the Mississauga Official Plan General Downtown policies, a maximum building height 
of twenty-five storeys is permitted for lands designated as Residential High Density in 
Downtown Areas. The City requires that a Special Site policy be added to the MOP for the 
proposed building height: this has been included in the enclosed implementing OPA. 
 
The subject lands are currently designated “Residential High Density” and “Office” and are 
located within the Downtown Fairview Character Area of the Mississauga Official Plan. 
Permitted uses on the portion of the Subject lands designated as “Residential High Density” 
include an apartment building, uses permitted in the Residential Medium Density designation, 
accessory to apartment dwellings on the same property, and uses permitted in the 
Convenience Commercial designation are permitted at grade in apartment dwellings, except 
for commercial parking facilities, gas bars, and drive-through facilities. Permitted uses on the 
portion of the Subject Lands designated as “Office”, include major office, secondary office and 
accessory uses.  
 
The Official Plan Amendment is required to redesignate the subject lands to “Residential High 
Density” and to add a Special Site to permit a maximum building 
height of 36 storeys and a Floor Space Index of 7.4. The proposal is to redesignate the subject 
lands to “Residential High Density – Special Site”. The proposed Official Plan Amendment is 
acceptable from a planning standpoint and should be approved for the following reasons: 
 
1. The proposed development is consistent with the Provincial Policy Statement (2020) and 
conforms with and does not conflict with A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe (2019). In addition, the Proposed Development is consistent and conforms with 
the policies of the Region of Peel Official Plan (2018), City of Mississauga Official Plan (2019) 
and Downtown Fairview Character Area (2019). The Proposed Development represents the 
reinvestment and intensification of an underutilized site.  
 
2. The policies and objectives of the Mississauga Official Plan are supported by the proposal 
as the Subject Lands are within the “Downtown” element of the City Structure where the City 
directs intensification and growth. Furthermore, the Subject Lands are also located along an 
Intensification Corridor and within a Major Transit Station Area, and as noted in the Growth 
Plan, Region of Peel Official Plan and City of Mississauga Official Plan, these are areas for 
intensification and compact high-density uses. 
 
3. The Proposed Development will utilize existing servicing and future servicing can be 
provided in an efficient manner. 
 
4. The Proposed Development with building heights of 30-36 storeys and a Floor Space Index 
of 7.4 is a transit-oriented development for lands that are incredibly well-served by existing 



and future transit. The Subject Lands are also well-served by existing greenspace and service 
/ retail establishments in the area. 
 
5. The Proposed Development will improve and contribute towards the City’s vision for the 
Hurontario streetscape by providing podiums sited close to the street, with upgraded façade 
to create an interesting street wall and active and animated (commercial and/or office) at 
grade. The Proposed Development supports urban design policies and objectives of the 
Mississauga Official Plan with respect to Downtown Areas and high density built form.  
 
 
DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO 
 
1. Section 12.3, Downtown Fairview Character Area, of Mississauga Official Plan, is hereby 

amended by adding Special Site X on Map 12-3, Downtown Fairview Character Area in 
accordance with the Special Site Policies. 

 
2. Section 12.3.2 Special Site Policies Downtown Fairview Character Area, of Mississauga 

Official Plan, is hereby amended by adding the following:  
 

 
 
 12.3.2.XX The lands identified as Special Site X are located at the southwest corner of 

Hurontario Street and Central Parkway West.   
 
12.3.2.XX Notwithstanding the policies of this Plan, apartment buildings with a maximum 
height of 36 storeys will be permitted. 
 
12.3.2.XX Notwithstanding the policies of this plan, a maximum Floor Space Index (FSI) 
of 7.4 will be permitted.  
 

3. Schedule 10, Land Use Designations, of Mississauga Official Plan, is hereby amended by 
deleting the land use designation of the subject lands from “Residential High Density” and 
“Office” to “Residential High Density – Special Site”, as shown on Map "A" of this 
Amendment. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Map “A” 

 
 
 

 
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 dated 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. 
  



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

 

WHEREAS in accordance 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 adopt 

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. XXX, 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 land use designation change and to add a Special Site Policy within 

the Downtown Fairview 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. XXX to Mississauga 

Official Plan, is hereby adopted. 

 

 

ENACTED and PASSED this ___________ day of ________________________, 2020. 

 

 

 

_______________________________ 

MAYOR 

 
 

_______________________________ 

CLERK 
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APPENDIX II – PROPOSED ZONING BY-LAW AMENDMENT  

  



 A By-law to amend By-law 0225-2007, as amended. 

 

WHEREAS pursuant to section 34 of the Planning Act, R.S.O. 1990, c.P.13, as amended, 

the Council may amend a Zoning By-law; 

 

NOW THEREFORE the Council of The Corporation of the City of Mississauga 

ENACTS as follows: 

 

1. By-law 0225-2007, as amended, being a City of Mississauga Zoning By-law, is 

amended by adding the following Exception Table: 

 

4.15.6.XX Exception: RA5-XX Map # 22 By-law:  

In a RA5-XX zone the permitted uses and applicable regulations shall be as specified for a 

RA5 Zone except that the following uses/regulations shall apply: 

Additional Permitted Uses 

4.15.6.XX.1     (1) office 

                         (2) Retail Store 

                         (3) Financial Institution 

                         (4) Personal Service Establishment 

                         (5) Restaurant 

                         (6) Take-out Restaurant 

Regulations 

4.15.6.XX.2 The provisions of Lines 1.0 and 3.0 of Table 2.1.2.1, 

Subsections 2.1.14 and 2.1.30, Article 4.1.15.1 and Lines 

13.3, 13.6, 15.1, 15.5 and 15.6 contained in Table 4.15.1 of 

this By-law shall not apply 

 

4.15.6.XX.3 The uses contained in Sentence 4.15.6.XX.1 of this 

exception shall only be located within a building, 

structure or part thereof used for an apartment, long 

term care building, retirement building or any 

combination thereof 

 

4.15.6.XX.4 Maximum floor space index – Apartment Zone 7.4 

4.15.6.XX.5 Minimum amenity area  4.6 m2 per 

dwelling unit 

4.15.6.XX.6 A landscape buffer may contain a walkway   

4.15.6.XX.7 Minimum number of resident parking spaces per 

dwelling unit 

(a)  one bedroom unit               0.9 

(b)  two bedroom unit               1.0 

(c)  three bedroom unit             1.3  

 



4.15.6.XX Exception: RA5-XX Map # 22 By-law:  

In a RA5-XX zone the permitted uses and applicable regulations shall be as specified for a 

RA5 Zone except that the following uses/regulations shall apply: 

4.15.6.XX.8 Minimum number of visitor parking spaces per dwelling 

unit 
0.15 

4.15.6.XX.9 Minimum number of parking spaces per 100m2 of gross 

floor area – non residential for uses identified in Clauses 

4.15.6.XX.1 (1) to 4.15.6.XX.1 (4) 

4.3 

4.15.6.XX.10 For the visitor component, a shared parking arrangement 

may be used for the calculation of required visitor/non-

residential parking in accordance with the following: 

 

the greater of 

 

0.15 visitor spaces per unit 

 

or 

 

Parking required for all non-residential uses identified in 

Sentence 4.15.6.XX.1 

 

4.15.6.XX.11 All site development shall comply with Schedule RA5-XX 

of this Exception 
 

 

 

2. Map Number 22 of Schedule “B” to By-law 0225-2007, as amended, being the City of 

Mississauga Zoning By-law, is amended by changing thereon from “RA3-20” and “O-10” 

to “RA5-XX” PROVIDED HOWEVER THAT the “RA5-XX” zoning shall only apply to 

the lands which are shown on the attached Schedule “A” outlined in the heaviest broken 

line with the “RA5-XX” zoning indicated thereon.  

 

 

ENACTED and PASSED this ________ day of _________________________ 2020.  

 

 

        ________________________ 

           Mayor 

 

        _______________________ 

           Clerk 

 

 

 

 

 

 



 

 

 

APPENDIX “A” TO BY-LAW NO. ________________ 

 

 

 

Explanation of the Purpose and Effect of the By-law 

 

 

The purpose of this By-law is to permit an apartment building development with office uses on the 

ground floor. 

 

This By-law amends the zoning of the property outlined on the attached Schedule “A” from “RA3-

20” and “O-10” to “RA5-XX. 

 

The “RA3-20” zone permits an apartment, a long-term care building and a retirement building 

 

The “O-10” zone permits office, medical office, financial institution and commercial school uses 

 

The “RA5-XX” zone permits an apartment development with a 36 storey tower, a 30 storey tower all 

with a 5 storey podium, with various non-residential uses, in compliance with Schedule RA5-XX 

 

 

 

Location of Lands Affected 

Property on the southwest corner of Central Parkway West and Hurontario Street as shown on the 

attached Map designated as Schedule “A”. 

 

Further information regarding this By-law may be obtained from XXXXXX of the City Planning and 

Building Staff at (905) 615-3200 x  XXXX. 
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