L]

MISSISSAuGa

DECLARATION

Section 17 of the Planning Act

Applicant: - City of Mississauga
Municipality City of Mississauga
Our File: OPA 117

|, Sacha Smith, Deputy Clerk, solemnly declare,

1. That the decision in respect of the above-noted matter was made on December
9, 2020 when By-law Number 0297-2020 was enacted and that notice as
required by Section 17 of the Planning Act was given on December 17, 2020.

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

And | make this solemn declaration conscientiously believing it to be true and knowing

that it is of the same force and effect as if made under oath.

Declared before me

at the City of Mississauga

in the Regional Municipality of Peel

This 7t day of January, 2021.

L Ao

Commissioner of Oaths Declarant
Sacha Smith, Manager & Deputy Clerk

Donabelle Simtha Higgs, a Commissioner, etc.,
Province of Ontario, for the

Corporation of the City of Mississauga,

Expires September 24, 2023,
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MISSISSauGa

NOTICE OF PASSING AN OFFICIAL PLAN AMENDMENT
Subsection 17(24) of the Planning Act

OPA 117
City of Mississauga

File Number:
Municipality:
Subject Lands:

The lands affected by this Amendment are located within the Southdown Employment Area

and the Clarkson GO MTSA boundary (once delineated), as identified in Mississauga Official

Plan.

December 9, 2020
December 17, 2020
January 6, 2021

Date of Decision:
Date of Notice
Last Date of Appeal:

A decision was made on the date noted above to approve Official Plan Amendment Number 117 to the Mississauga
Official Plan for the City of Mississauga as adopted by By-law 0297-2020.

Purpose and Effect of the Official Plan Amendment

The purpose of this amendment is to add a policy to require a satisfactory air quality study before sensitive land uses can be
considered on the lands located within the Southdown Employment Area Character Area and the Clarkson GO Major Transit
Station Area (MTSA) boundary, once delineated. A copy of By-Law 0297-2020 adopting this Amendment is attached.

When and How to File An Appeal

Any appeal to the Local Planning Appeal Tribunal must be
filed with the City of Mississauga no later than 20 days
from the date of this notice as shown above as the last date
of appeal.

If you wish to appeal to the Local Planning Appeal Tribunal a
copy of an appeal form is available from the LPAT website at
olt.gov.on.ca. An appeal must be filed with the Clerk of the
City of Mississauga, Attention: Diana Rusnov, 300 City Centre
Drive, Mississauga, Ontario L5B 3C1 no later than January 6,
2021, by mail, courier, or in person by booking an
appointment at
https://reservation.frontdesksuite.com/mississauga/reservation
and selecting Other Inquiries.

The Notice of Appeal must:

(2) set out the specific part of the proposed official plan
amendment to which the appeal applies.

(2) set out the reasons for the request for the appeal, and

3) be accompanied by the fee prescribed under the
Local Planning Appeal Tribunal Act in the amount of
$1,100.00 per application (as of July 1, 2020) payable
by certified cheque or money order to the Minister of
Finance, Province of Ontario.

(4) be accompanied by an administration fee of $300.00,
payable by Certified Cheque to the Treasurer of City
of Mississauga.

Who Can File an Appeal

Only individuals, corporations or public bodies may appeal a
decision of the City of Mississauga to the Local Planning
Appeal Tribunal. A notice of appeal may not be filed by an
unincorporated association or group. However, a notice of
appeal may be made in the name of an individual who is a
member of the association or the group on its behalf.

No person or public body shall be added as a party to the
hearing of the appeal unless, before the plan was
adopted, the person or public body made oral
submissions at a public meeting or written submissions
to the Council of the City of Mississauga or, in the opinion
of the Local Planning Appeal Tribunal, there are
reasonable grounds to add the person or public body as
a party.

When the Decision is Final

The proposed official plan amendment is exempt from
approval by the Regional Municipality of Peel. The
decision of the City of Mississauga is final if a Notice of
Appeal is not received on or before the last date of
appeal noted above.

More Information:

A copy of this amendment in its entirety can be found at
www.mississauga.ca/portal/cityhall/publicnotices, or
from Taral Shukla of the City of Mississauga, Planning
and Building Department at (905) 615-3200 X4066.

Mailing Address for Filing a Notice of Appeal
City of Mississauga

Office of the City Clerk

300 City Centre Drive

MISSISSAUGA ON L5B 3C1
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Mississauga Official Plan



By-law No. 0247~ 2020

A by-law to Adopt Mississauga Official Plan Amendment No. 117

WHEREAS in accordance with the provisions of sections 17 or 21 of the
Planning Act, R.S.0. 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. 117, 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 policy changes within the Southdown Local
Area Plan.

NOW THEREFORE the Council of The Corporation of the City of
Mississauga ENACTS as follows:

1. The document attached hereto, constituting Amendment No. 117 to

Mississauga Official Plan, is hereby adopted.

ENACTED and PASSED this _ ™ day of_D.ecemher |, 2020.

Signed “ ‘ Signec \Iji il

MAYOR CLERK




Amendment No. 117
to

Mississauga Official Plan

The following text attached constitute Amendment No. 117.

Also attached but not constituting part of the Amendment are Appendices |
and Il

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

Appendix Il is a copy of the Planning and Building Department report dated
December 1, 2020, pertaining to this Amendment.



PURPOSE

The purpose of this Amendment is to add a policy to require a satisfactory air
quality study before sensitive land uses can be considered on the lands located
within the Southdown Employment Area Character Area and the Clarkson GO
Major Transit Station Area (MTSA) boundary, once delineated.

LOCATION

The lands affected by this Amendment are located within the Southdown
Employment Area and the Clarkson GO MTSA boundary (once delineated), as
identified in Mississauga Official Plan.

BASIS

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

The boundary of the Clarkson GO Major Transit Station Area (MTSA) is being
delineated by the Region of Peel as directed in the Provincial Growth Plan (2019)
and Amendment No. 1 (2020). It is anticipated that the Clarkson GO MTSA will
include lands located within the Southdown Employment Area. These lands are
designated Business Employment and Mixed Use, which permit employment
and limited commercial/retail uses but not sensitive uses such as residential.

A new policy to require the submission of a satisfactory Air Quality Study is
proposed to be added to the Southdown Employment Area Character Area
policies. The purpose is to guide staff in the decision whether to introduce
sensitive land uses within the Southdown Employment Area and the Clarkson
GO MTSA (once delineated).

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

1. The proposed policy amendment will enable City staff, Council and
relevant approval authorities to determine whether future
intensification through the introduction of sensitive uses is appropriate
within the Southdown Employment Area and the Clarkson GO MTSA
(once delineated).

2. The proposed amendment is consistent with and conforms to the
Growth Plan 2019 and its Amendment No. 1 (2020) and the Provincial
Policy Statement (2020) as it prioritizes public health and safety in the
assessment of land use compatibility.



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

Section 10.0 Land Use, Southdown Local Area Plan of Mississauga Official
Plan, is hereby amended by adding the following:

10.4 Sensitive Land Uses

a.

When sensitive uses are contemplated for lands within the Southdown
Employment Area Character Area and the Clarkson GO Major Transit
Station Area (once delineated), an Air Quality Study completed in
accordance with the City’s Terms of Reference is required.

The introduction of sensitive land uses within the Southdown
Employment Area Character Area should occur through a City-initiated
amendment to this plan. Development applications proposing sensitive
land uses within the Clarkson GO Major Transit Station Area (once
delineated) will be considered incomplete until an Air Quality Study is
determined to be satisfactory to the City of Mississauga and/or other
appropriate approval authorities.



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.

This Amendment has been prepared based on the Office Consolidation of
Mississauga Official Plan November 22, 2019.

INTERPRETATION

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

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

http://teamsites.mississauga.ca/sites/18/MOPA/CD.21-CLA.MOPA117 ts.fs.docx



APPENDIX |
PUBLIC MEETING
All property owners and residents within the City of Mississauga were invited to
attend a Public Meeting of the Planning and Development Committee held on

October 19, 2020 in connection with this proposed Amendment.

No submissions were received regarding the proposed amendment and therefore
no changes were made to the original proposed policy.



Appendix Il

City of Mississauga M

Corporate Report MISSISSaUGa

Date: December 1, 2020 Originator’s files:
CD.21-CLA

To: Chair and Members of Planning and Development
Committee

Meeting date:

From: Andrew Whittemore, M.U.R.P., Commissioner of December 7. 2020

Planning & Building

Subject
RECOMMENDATION REPORT (WARD 2)
Southdown Local Area Plan — City Initiated Official Plan Amendment

Recommendation

1. Thatthe report titled “Southdown Local Area Plan — City Initiated Official Plan Amendment”, dated
December 1, 2020, from the Commissioner of Planning and Building, be adopted.

2. That an Official Plan Amendment to Mississauga Official Plan be prepared to amend the Southdown
Employment Area Character Area Policies contained in the Southdown Local Area Plan in accordance
with the proposed modified policy as outlined in Appendix 1 of this report.

Background

The Clarkson Transit Station Area Study has been initiated to develop a transit oriented plan for
the lands surrounding the Clarkson GO station, also referred to as a Major Transit Station Area
(MTSA). The Growth Plan 2019 and Amendment No. 1 (2020) requires MTSAs to plan for a
minimum density of 150 residents and jobs combined per Ha. This results in a minimum addition
of approximately 6,000 additional residents and jobs to meet the minimum density target for
Clarkson GO MTSA.

Staff presented an update report titled “Clarkson Transit Station Area Study Update Report” to
Council on June 17 2020 (attached with Appendix 2) which identified the draft boundary of the
Clarkson GO MTSA, potential redevelopment opportunities and the findings of the preliminary
environmental and land use compatibility analysis. The preliminary environmental analysis
recommended that an air quality study should be completed before considering any sensitive
uses on lands within the Southdown Employment Area section of the Clarkson GO MTSA

1 Major Transit Station Area (MTSA) is defined as an area within an approximate radius of 500 to 800 metres from
an existing or planned transit station or a stop, representing about a 10-minute walk.


https://yoursay.mississauga.ca/clarkson

Planning and Development Committee 2020/12/01 2

boundary. Council directed staff to proceed with preparing an Amendment to the Mississauga
Official Plan to recognize the requirement of a completed air quality study.

On October 19 2020, the Planning and Development Committee received the staff report titled
“Southdown Local Area Plan — City Initiated Official Plan Amendment” (Appendix 2) and a public
meeting was held to consider the proposed amendment to the policies of the Southdown Local
Area Plan in the Mississauga Official Plan. The proposed policy amendment recognized the
requirement of a satisfactory air quality study to be completed before sensitive uses can be
considered on the lands included within the Southdown Employment Area and the Clarkson GO
MTSA boundary (see cross hatched area in Figure 1 below).

Figure 1: Draft boundary of Clarkson GO MTSA and Southdown Employment Area
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Comments

The notice of the statutory public meeting dated October 19 was advertised in the Mississauga
News newspaper on September 24, 2020 and approximately 1,210 notices were mailed out to
inform local residents, landowners and related departments and agencies. The notice was
published on the Clarkson Transit Station Area Study’s webpage and was sent by email to
nearly 165 project subscribers.

No members of the public registered to speak to this item at the Planning and Development
Committee meeting on October 19. Staff have received and responded to general inquires
related to air quality in the area and redevelopment envisioned through Clarkson Transit Station
Area Study. The feedback received from residents is generally supportive of the completion of
an air quality study.
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Following the statutory public meeting, additional input was received from municipal
stakeholders on the original policy amendment as presented in the public meeting information
report titled “Southdown Local Area Plan — City Initiated Official Plan Amendment” dated
October 5th, 2020 (Appendix 2). They requested modifying the original policy language to
provide more clarity and facilitate its implementation. The intent and objective of the policy
remains unchanged. As such, staff is proposing that the modifications to the proposed policy as
outlined in Appendix 1 to this report be adopted.

Next Steps

A landowner in the draft Clarkson GO MTSA boundary has already initiated an air quality study
in accordance to the City’s Terms of Reference, which is expected to be completed in early
2021. The findings of the air quality study will inform the recommendations of the Clarkson
Transit Station Area Study with regards to future land uses, densities, heights, transportation
connections etc., which will be brought forward for Council’s consideration after seeking
community feedback.

The Region’s MTSA Study is currently underway and a Region of Peel Official Plan Amendment
(ROPA) for MTSAs is expected to be forthcoming sometime in 2021. Once the Region’s MTSA
ROPA is adopted, staff will bring forward a Mississauga Official Plan Amendment to align with
the Region’s MTSA policies and to implement the recommendations of the Clarkson Transit
Station Area Study.

Financial Impact
There are no financial impacts resulting from the recommendations in this report.

Conclusion

The intent of the proposed policy as modified remains unchanged. Staff recommend that the
proposed amendment be adopted in accordance with the recommendations specified in this
report.

Attachments
Appendix 1: Southdown Local Area Plan - Proposed Mississauga Official Plan Amendment,
as modified.

Appendix 2: Staff report titled “Southdown Local Area Plan — City Initiated Official Plan
Amendment” dated October 5 2020.

A WhFrmen

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building

Prepared by: Taral Shukla, Planning Associate, City Planning Strategies
Romas Juknevicius, Acting Manager, City Planning Strategies



Appendix 1

Proposed modifications to Mississauga Official Plan for the Southdown Employment Area
Character Area policies contained in the Southdown Local Area Plan

Proposed policy amendment as per in
Staff report dated October 5, 2020

Modifications to the proposed policy as
recommended in Staff report dated
December 1, 2020

10.4 Sensitive Land Uses

Prior to and as a condition of a development
application being deemed complete which
proposes a sensitive land use on the lands
included within the boundary of the
Southdown Employment Area and within the
delineated boundary of the Clarkson GO
Major Transit Station Area once it has been
established, an Air Quality Study must be
completed in accordance with the City’s
Terms of Reference and to the satisfaction of
the City of Mississauga and appropriate
approval authorities. The City of Mississauga
may refuse to accept or further consider such
a development application where an Air
Quiality Study is not submitted or is not
satisfactory to the City and appropriate
approval authorities.

10.4 Sensitive Land Uses

a. When sensitive uses are
contemplated for lands within the
Southdown Employment Area
Character Area and the Clarkson
GO Major Transit Station Area
(once delineated), an Air Quality
Study completed in accordance
with the City’s Terms of Reference
is required.

b. The introduction of sensitive land
uses within the Southdown
Employment Area Character Area
should occur through a City-
initiated amendment to this plan.
Development applications
proposing sensitive land uses
within the Clarkson GO Major
Transit Station Area (once
delineated) will be considered
incomplete until an Air Quality
Study is determined to be
satisfactory to the City of
Mississauga and/or other
appropriate approval authorities.
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City of Mississauga

Corporate Report MISSISSaUGa

Date: October 5, 2020 Originator’s files:
CD.21-CLA

To: Chair and Members of Planning and Development
Committee

Meeting date:

From: Andrew Whittemore, M.U.R.P., Commissioner of October 19, 2020

Planning & Building

Subject
PUBLIC MEETING INFORMATION REPORT (WARD 2)
Southdown Local Area Plan — City Initiated Official Plan Amendment

Recommendation

1. That the report titled “Southdown Local Area Plan — City Initiated Official Plan Amendment”
dated October 5", 2020 from the Commissioner of Planning and Building be received for
information.

2. That submissions made at the Planning and Development Committee Public Meeting held
on October 19, 2020, regarding the report titled “Southdown Local Area Plan - City Initiated
Official Plan Amendment,” dated October 5th, 2020 from the Commissioner of Planning and
Building, be received.

3. That Staff report back to the Planning and Development Committee on the submissions
made from the public, and comments made from circulated departments and agencies,
regarding the proposed changes, outlining any modifications to the original proposed
amendment, as necessary.

Background

As part of the planning process, the Province’s Growth Plan establishes protocols for
municipalities to plan for Major Transit Station Areas® (MTSA) around identified GO stations to
accommodate a minimum density of 150 residents and jobs combined per hectare (Ha).

Accordingly, the City initiated the Clarkson Transit Station Area (TSA) Study in coordination with
the Region of Peel to evaluate the growth potential of the area surrounding the Clarkson GO
station as a Major Transit Station Area (MTSA). Figure 1 shows the delineation of the draft
boundary of the Clarkson GO MTSA, which includes lands located within the Southdown
Employment Area. An additional 6,000 residents and jobs combined will be required within the
Clarkson GO MTSA to meet the minimum density target.

1a Major Transit Station Area (MTSA) is defined as an area within an approximate radius of 500 to 800 metres from
an existing or planned transit station or a stop, representing about a 10-minute walk.
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Figure 1 : Draft boundary of Clarkson GO MTSA
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With MTSA planning, both the Region and the City have specific roles. The Region’s primary
function is to identify and delineate MTSAs across the Region in coordination with local
municipalities. The City’s responsibility is to support the Region through its local knowledge and
various studies such as the Clarkson TSA Study. The Region’s MTSA project is well underway
and will conclude with a Regional Official Plan Amendment (ROPA) sometime in the new year.
Subsequently, the City will conform to the new regional policies by bringing forward Mississauga
Official Plan Amendments (MOPAS) for various MTSAs across the city, such as in Clarkson.

On June 17" 2020, Council approved receipt of the report titled “Clarkson Transit Station Area
Study Update Report” (See report in Appendix 1) which directed staff to proceed with the next
steps. These are being undertaken in concert with the regional MTSA planning work.

Specifically, staff were directed to prepare a MOPA in two stages. The first stage is to complete
a MOPA to require an Air Quality Study in consideration of any proposed sensitive land uses
(i.e. residential) within the Southdown Employment Area section of the Clarkson GO MTSA,
once delineated. The second stage would be to prepare a MOPA to implement the land use
vision and master plan established through the Study. It is prudent for the City to advance the
OPA in two stages to ensure that consideration will be given to air quality prior to changing any
land uses within the Southdown Employment Area (see figure 2).
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Figure 2: Clarkson TSA Study Process
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Preliminary environmental and land use compatibility analysis conducted for the Clarkson TSA
Study identified concerns related to local air quality specific to the Southdown Employment
Area.

As such, the completion of an Air Quality Study was recommended for this area. The findings
from this study will guide the completion of the Clarkson TSA Study in determining whether
future sensitive uses are appropriate and identify any necessary mitigation measures to be
implemented. Once complete, the Clarkson TSA Study and any land use change
recommendations will be brought forward for Council’s consideration. Community consultation
will continue throughout the process.

Proposed Mississauga Official Plan Amendment (MOPA):

Considering the need for an Air Quality Study in this area, Staff propose that the Mississauga
Official Plan be amended to add the following policy within Section 10 of the Southdown Local
Area Plan:

“10.4 Sensitive Land Uses

Prior to and as a condition of a development application being deemed complete which
proposes a sensitive land use on the lands included within the boundary of the Southdown
Employment Area and within the delineated boundary of the Clarkson GO Major Transit Station
Area once it has been established, an Air Quality Study must be completed in accordance with
the City’s Terms of Reference and to the satisfaction of the City of Mississauga and appropriate
approval authorities. The City of Mississauga may refuse to accept or further consider such a
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development application where an Air Quality Study is not submitted or is not satisfactory to the
City and appropriate approval authorities.”

The proposed amendment aligns with the current Provincial, Regional and Mississauga Official
Plan and Policies as outlined in Appendix 2.

Next Steps:

It should be noted that a landowner within the draft boundary of the Clarkson GO MTSA has
initiated an Air Quality Study in July 2020 based on a set of Terms of Reference prepared by
staff. The study is expected to be completed in early 2021.

The findings of the Air Quality Study will be used to determine the appropriate land use
recommendations culminating in the completion of the Clarkson TSA Study and the preferred
plan for the area. The Clarkson TSA Study will be brought forward for Council consideration
before proceeding with the drafting of the implementing official plan policies. The official plan
policies will address land uses, building heights, density and local road patterns among other
things. As indicated earlier in the report, the regional MTSA ROPA will have to be in place
(expected sometime in 2021) prior to any MOPA being approved by City Council.

Financial Impact
There are no financial impacts resulting from the recommendations in this report.

Conclusion

The proposed policy amendment does not recommend changes to current land use
designations. The proposed policy amendment intends to enable City staff, Council and relevant
approval authorities to determine whether future intensification through the introduction of new
sensitive uses is appropriate within the Clarkson GO MTSA and the Southdown Employment
Area and can coexist with the surrounding industries.

Comments received on the proposed amendments outlined in this report will be considered and
staff will report back to the Planning and Development Committee on submissions made.

Attachments

Appendix 1: Clarkson Transit Station Area Study Update Report to Council, dated June 5, 2020.

Appendix 2: Southdown Local Area Plan — City Initiated OPA: Conformity to Provincial,
Regional and Mississauga Official Plan Policies

Andrew Whittemore, M.U.R.P., Commissioner of Planning & Building

Prepared by: Taral Shukla, Planning Associate, City Planning Strategies
Romas Juknevicius, Acting Manager, City Planning Strategies
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City of Mississauga M
Corporate Report MISSISSaUGa

Date: June 5, 2020 Originator’s files:
CD.21-CLA
To: Mayor and Members of Council

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

Planning & Building Meeting date:
June 17, 2020

Subject
Clarkson Transit Station Area Study Update Report

Recommendations

That the report titled “ Clarkson Transit Station Area Study Update Report”, dated June 5, 2020
from the Commissioner of Planning and Building be received and that staff be directed to
proceed with next steps as outlined in this report.

Report Highlights

e The Province’s “A Place to Grow 2019” requires municipalities to plan for
intensification around transit corridors by delineating Major Transit Station Areas
(MTSASs) to meet minimum densities. Mississauga has approximately 64 existing and
planned MTSAs.

o The Clarkson Transit Station Area Study (TSA) has been initiated as a pilot study to
provide a planning framework that will guide future transit orientated development in
the area to achieve the minimum density as prescribed by the Growth Plan.

e The additional growth required to meet the minimum density could be achieved with
the introduction of mixed use development, including residential uses, or continuing
with only employment uses within the Southdown Employment Area.

e A comprehensive Air Quality Study is required before staff will contemplate any
residential/sensitive use requests from landowners within the Southdown
Employment Area.

Background

A Major Transit Station Area (MTSA) is defined as an area within an approximate 500 to 800
metre radius of an existing or planned transit station or a stop, representing about a 10-minute
walk. The provincial Growth Plan for the Greater Golden Horseshoe 2019 (update from 2017)
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requires municipalities to plan for MTSAs to achieve minimum density targets of 150 residents
and jobs combined per hectare (ha) at GO rail stations and 160 residents and jobs combined
per ha at Light Rail Transit/Bus Rapid Transit stations.

Mississauga has a total of approximately 64 existing and planned MTSAs. The Region of Peel
(Region) in coordination with the City of Mississauga (City) is required by the Province to lead
the delineation of MTSA boundaries. The Region has initiated the regional MTSA study with
their first community meeting held in July 2019. The Region is currently working on drafting
MTSA policies, which are to be presented to Regional Council in June 2020. Community
engagement is scheduled to occur this fall and a recommendation report is expected to be
presented to Regional Council by early 2021.

Following a Regional Official Plan amendment to incorporate the MTSA boundaries, the City will
amend its Official Plan to do the same, in addition to identifying appropriate land uses, building
heights and other policies to meet the minimum density targets. Alternative density targets may
also be approved by the Minister of Municipal Affairs and Housing.

Considering the Province’s plan for Regional Express Rail" on the Lakeshore West GO rail
corridor, the Growth Plan identifying this line as a Priority Transit Corridor? and the potential
opportunities for intensification on lands surrounding the Clarkson GO station, staff initiated the
Clarkson Transit Station Area Study as a pilot MTSA study in coordination with the Region.

Comments

The Clarkson Transit Station Area Study (TSA) is a comprehensive planning exercise to
evaluate the potential intensification opportunities and constraints towards creating a vibrant,
walkable and transit supportive community in the area surrounding the Clarkson GO Station.
The following general objectives framed the basis of the Study:

o Review the existing and planned functions of the Clarkson- Lorne Park neighbourhood,
Clarkson Village and Southdown Employment Area for lands in proximity to the Clarkson
GO Station.

o Delineate the Clarkson GO MTSA boundary and evaluate the potential of the area to
accommodate the minimum density of 150 residents and jobs combined per ha, as
mandated by the Growth Plan 2019.

e Engage the local community and businesses, landowners and other stakeholders
throughout the process to identify existing opportunities, address challenges and obtain
input for future development within the area towards creating a transit supportive
community.

e Evaluate the impacts of intensification with a mix of uses, such as residential, while
considering its proximity to existing industries.

" Through Regional Express Rail (RER) program, Metrolinx has planned electrification of the Lakeshore West GO corridor to provide
15 minute two-way all day service.

2 Priority Transit Corridors are identified in the Growth Plan 2019 (Schedule 5). Priority Transit Corridors include planned or under
implementation higher order transit corridors, i.e. transit corridors that have their own dedicated right-of-way such as GO rail lines,
light rail transit, bus rapid transit, and subways and, are targeted for intensification to support transit viability. Accordingly, the
Kitchener GO rail corridor, Lakeshore GO west rail corridor, 403 Transitway and Hurontario LRT are identified as Priority Transit
Corridors within Mississauga as per the Growth Plan.
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e Assess the current retail market environment surrounding the GO station and within the
Clarkson Village and identify any future impacts with increased growth around the GO
station.

o Develop a preferred plan, policy directions and implementation framework for the MTSA
boundary area.

This report provides an update on four key study components:

e MTSA Boundary Area

o Target Density Analysis

e Land use Compatibility Analysis

e Clarkson GO MTSA - Air Quality Study Requirements
MTSA Boundary Area

As required by the Growth Plan, a draft boundary of Clarkson GO MTSA has been delineated
considering several factors including an approximate 10 minute walking distance within 500 to
800m radius of the Clarkson GO station, land use designations, parcel fabric and potential for
intensification, as shown in Figure 1 below.

Figure 1: Draft boundary of Clarkson GO MTSA
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The boundary area surrounding the Clarkson GO Station includes a diverse range of land use
designations within three Character Areas, namely, Clarkson-Lorne Park Neighbourhood Area,
Clarkson Village Community Node and Southdown Employment Area.

e Clarkson-Lorne Park Neighbourhood is located to the north of the Clarkson GO Station
and south-east of the Southdown Road. This is a stable residential neighbourhood
comprised of single detached houses, townhouses and mid-rise residential buildings up
to 8 storeys.

e Clarkson Village Community Node lies to the east of the Clarkson GO Station and
Southdown Road, which comprises of a mix of street related shops with apartments
above and some plazas along the “main street” of Lakeshore Road. Residential uses
primarily consist of townhouses and buildings ranging in height from 8 to 22 storeys, the
tallest buildings being closest to the Clarkson GO Transit Station.

o Southdown Employment Area is located to the south of the Clarkson GO Station and
west of the Southdown road, which primarily includes heavy to light industrial
establishments. Part of the Southdown Employment area, immediately south of the
Clarkson GO Station is designated as mixed use, which majorly comprises of
commercial and retail uses surrounded by large parking areas, including the Clarkson
Crossing Shopping Centre. The mixed use designated lands within Southdown
Employment Area only permit employment, retail and commercial related uses on such
sites and prohibit non-employment uses such as residential.

e Other uses within the area include a City owned works yard, parks and open spaces and
the Canadian Tire heritage designated gas station just north of the GO station.

The boundary area with existing conditions analysis was presented to the community and
stakeholders to seek their input and frame the vision and guiding principles for the Clarkson
TSA Study. Members of the public were particularly interested in improving the vibrancy of the
area, increasing multi-modal connections to the GO station and creating more park spaces.

Landowners within the boundary were generally supportive of allowing more intensification in
the area and many requested mixed-use (including residential) permissions where they
presently do not exist. Some landowners just outside the boundary expressed a desire for the
MTSA boundary to be expanded to capture more lands (particularly to the west).

During the community meetings, concerns were raised about the proximity of the western
boundary to existing industries within Southdown Employment Area and how the findings of the
Clarkson Airshed Study, 2010 were going to be addressed (see below).

Target Density Analysis

The minimum density of 150 residents and jobs per ha can be accommodated by planning for
both jobs (offices) and/ or residential uses within the boundary area. To meet this minimum
target density, an addition of approximately 6,000 residents and/ or jobs is required within the
boundary area.

To test the potential of the boundary area to accommodate the minimum density target of 150
residents and jobs per ha, three redevelopment concepts were prepared. Each option illustrated
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how the additional required growth could be achieved by varying the heights and types of
buildings on potential redevelopment sites.

e Option 1 ‘Uniform or Balanced approach’ - Density distribution visualized mid-rise
buildings ranging from three to ten storeys, proposed on all potential development sites
in the boundary area.

e Option 2 ‘Transitional approach’ — Density distribution visualized tallest buildings ranging
from 12 to 16 storeys on potential sites closest to the GO station, with heights
transitioning down to mid-rise and low-rise buildings ranging from three to eight storeys
to relate with the height and character of the surrounding area and existing
neighbourhoods towards the edge of the boundary area.

e Option 3 ‘Central approach’ — Density distribution visualized maijority of the
redevelopment as high-rise buildings ranging from 26 to 40 storeys on a limited number
of redevelopment sites located adjacent the GO station.

These options were presented at a community workshop and on an online survey. The majority
of the community members were in favour of Option 2 — Transitional approach as the most
preferred scenario.

Land-use Compatibility Analysis

A majority of the potential redevelopment sites in the Clarkson GO MTSA boundary are located
south of the Clarkson GO station and within the Southdown Employment Area, as shown in
Figure 2 below.

Figure 2: Potential Redevelopment Sites within Clarkson GO MTSA boundary
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An environmental analysis was conducted to review the types of local industries in the
Southdown Employment Area to determine land use compatibility requirements, including a
review of the Clarkson Airshed Study, 2010 findings. The environmental report made several
recommendations to address the potential introduction of non-employment uses such as
residential uses within the Clarkson TSA and the Southdown Employment Area. (Refer report in
Appendix 1)

The Southdown Employment Area accommodates some of the largest manufacturing and long-
standing industries in the City. These industries require large sites, lake and/or rail access and
most importantly substantial buffering from sensitive uses?® as per the current provincial D-6
guidelines to ensure land use compatibility. Environmental analysis conducted for Clarkson TSA
study indicates that the areas proposed for redevelopment fall within the area of influence of
these industries (Refer to Appendix B of the report in Appendix 1).

Land use policies for Southdown Employment Area do not permit development of residential
uses and the Province has identified Southdown Employment Area as a part of a Provincially
Significant Employment Zone (2019). As such, a land use conversion process is required to be
conducted by the Region and approved by the Province, before amendments to the City’s
Official Plan permitting residential uses can be considered.

Considering current land use permissions, intensification on such sites can presently only occur
in the form of employment (i.e. planning for addition of jobs). However, market demand for high-
density employment uses (offices) is presently not strong in the area.

Introducing residential use permissions to lands on the eastern edge of the Southdown
Employment area would greatly accelerate the creation of a transit oriented community. It would
also not result in the displacement of any major industries on the lands since they are currently
occupied by retail users. However, further analysis is required to ensure that such sensitive
uses are not adversely impacted by and are compatible with the operations of the existing
industries and employment uses outside the MTSA boundary.

Clarkson Airshed Study

The Province had commissioned the Clarkson Airshed Study in 2010, which identified concerns
with local air quality. The study identified local industries, truck traffic and the QEW corridor as
significant local sources of pollutants taxing the Clarkson airshed.

Following the findings of the Clarkson Airshed Study, recent monitoring data indicate that there
has been a general improvement in air quality within the area. Although such data is not
conclusive, as it does not capture emissions of all major pollutants including Volatile Organic
Compounds (VoCs), as identified in the Clarkson Airshed Study. As such, the environmental
analysis conducted for the Clarkson TSA study recommends that an air quality study be
undertaken prior to considering any sensitive uses on the identified parcels within the study
area. (Refer to Figure 6 and 7 of the report in Appendix 1).

Clarkson GO MTSA - Air Quality Study Requirement

Staff are recommending an air quality study be prepared before residential uses are
contemplated along the eastern edge of the Southdown Employment Area. The air quality study

3 Sensitive land uses are non-employment uses including and not limited to schools, daycares, places of worship, healthcare
facilities and residential land uses.
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would account for results generated through two processes involving an Ambient Air Quality
Monitoring program and Dispersion Modelling. Findings of the air quality monitoring will provide
a comprehensive representation of the ambient air quality of the Clarkson TSA. While,
dispersion modelling will estimate cumulative impacts of all industries within the area to help
analyze the local air quality concentrations and meteorological conditions such as wind direction
and terrain levels impacting proposed heights and land uses at block levels within Clarkson
TSA.

The Air Quality Monitoring program is required to be conducted for a minimum of six months,
including the summer period. The current COVID-19 situation has resulted in reduced economic
activity, with many businesses being inactive or operating at reduced capacity and truck and
vehicular traffic volumes being relatively lower. As such, air quality monitoring conducted in the
next coming months may not accurately represent typical ambient air quality concentrations.
Accordingly, it is recommended that approval be received from the City and their Consultants
prior to proceeding with any air quality monitoring program at this time.

A Terms of Reference (ToR) outlining the requirements to conduct the air quality study has
been drafted (Appendix 2).

The air quality study will assist staff to:

o Determine the status of current air quality of the area.

o Determine whether it is appropriate and safe to introduce sensitive land uses within the
eastern boundary of the Southdown Employment Area and Clarkson GO MTSA.

o Recommend any required mitigation measures as needed.

Next Steps:

Terms of Reference to be shared with Landowners

Staff have been in discussions with Slate Asset Management LP, the landowner of 2105- 2075
and 2077-2087 Royal Windsor Dr. who would like to determine whether the City would consider
a mixed use development including residential land-uses on their site. Their proposed concept
plan is not permitted without City, Regional and Provincial approval. Slate Asset Management
LP is willing to conduct the Air Quality Study at their expense or in collaboration with other
landowners of adjacent properties including Metrolinx and RioCan, who are also interested in
proposing residential uses on their sites.

Staff will share the Terms of Reference with the interested landowners and other stakeholders
as necessary. Given limited project resources and staff with expertise in air quality analysis,
staff recommend retaining a peer reviewer to conduct a review of any Air Quality Study.

Official Plan Amendment

Staff recommend that the requirement of an Air Quality Study be included in the Official Plan,
and that such study would be subject to Council approval, prior to an application for any
proposed sensitive land use changes within the Clarkson MTSA or Southdown Employment
Area is deemed complete. In addition, development proponents will also have to demonstrate
adherence to the Province’s D-Series guidelines.
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Concept Plan Development

Concurrent to the land-use compatibility work, the project team continued with drafting a
preferred concept plan considering elements such as a conceptual built-form, connections and
public spaces, mobility and placemaking. This work will provide an implementation framework
for the Clarkson TSA, subject to the recommendations of the land use compatibility study.

Financial Impact
There are no immediate financial impacts resulting from the recommendations in this report.

The cost of retaining a peer reviewer is estimated to be between $10,000 to $30,000, which
would be incurred after an air quality study is submitted by an applicant to the City and is
proposed to be funded through the City Planning Strategies capital project 17975 account
#715601 for MTSA work.

Conclusion

Clarkson TSA Study will lay an implementation framework to guide future growth within the area
to achieve the minimum density target of 150 residents and jobs per hectare. The additional
growth could be achieved with the introduction of mixed use development including residential
uses, or continuing with only employment types of uses as permitted within the Southdown
Employment Area. To determine whether it is appropriate to consider residential use
permissions on lands within the Southdown Employment Area, staff are recommending an Air
Quality Study be completed. A comprehensive Air Quality Study will ensure any potential new
development is appropriate and safe for future residents, while respecting the economic viability
of the Southdown Employment Area.

Attachments

Appendix 1: Clarkson Air Quality, Noise & Vibration and Radiofrequency Compatibility Overview
Study
Appendix 2: Terms of Reference - Air Quality Study

A Wt

Andrew Whittemore, M.U.R.P., Commissioner of Planning and Building

Prepared by: Romas Juknevicius, City Planning Strategies
Taral Shukla, City Planning Strategies
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Introduction

The City of Mississauga (the City) is undergoing a planning program to intensify land uses surrounding
the Clarkson Major Transit Station Area (MTSA) that would also change the intensity of uses in the area.
As part of this program, the City is proposing to develop policies for land development that can achieve
a minimum density of 150 residents and jobs per hectare. This translates to a minimum addition of
4,000 to 5,000 residents and jobs within 500 to 800 m of the Clarkson GO Station. To achieve this target
requires that parts of the lands within the Southdown Employment Area (SEA) be occupied by offices or
mid to high density residential uses.

The SEA is considered one of the City’s heaviest industrial areas with significant economic importance,
and includes a range of industrial uses (e.g., machinery fabrication, automotive part manufacturing,
chemical manufacturing, aggregate facilities, wastewater treatment plants, etc.) as well as a blend of
mixed-use lands, commercial lands, and undeveloped lands. Based on the City’s 2015 Municipal
Comprehensive Review of Employment Lands, in comparison to other employment areas within the
City’s boundary the SEA has one of the third largest shares of vacant land, totalling approximately 154
hectares (380 acres). The existing residential land uses in the immediate vicinity of the employment area
are a mix of medium- and low-density.

Introducing sensitive land uses in close proximity to industry can result in adverse effects at the sensitive
land uses. The MTSA proposal assessed in this report includes introducing a mix of commercial and
residential uses in the lands within the SEA. The objective of this study is to complete a screening-level
study of the MTSA proposed plan as it relates to air quality, noise, and vibration as well as radio
frequency impact, in order to comment on potentially incompatible land uses and provide the City with
recommendations to be able to further assess possible land-use conversions under the MTSA.

Description of the Study Area

Study Area

Approximately half of the study area is within the SEA, in the City of Mississauga (Figure 1: Clarkson
MTSA Southdown Employment Area and the Clarkson Transit Station Area Boundary). The SEA is bound
by Lake Ontario to the east, Winston Churchill Boulevard to the south, Canadian National (CN) Railway
tracks to the west, and Southdown Road and 4™ Road East to the north. This area is primarily zoned as
‘Employment’. The north and east sides of the Employment Area are surrounded by low-rise residential
neighbourhoods. On the south side, the area borders Lake Ontario. The areas immediately adjacent to
the north of the SEA are CN railway tracks. The area to the north of the railway tracks consist of mixed
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commercial and residential uses. The Clarkson Go Station is located at the north-east corner of the SEA,
in proximity to the Southdown Road and Royal Windsor Drive intersection.

Map 1. Southdown Employment Area
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Figure 1: Clarkson MTSA Southdown Employment Area and the Clarkson Transit Station Area Boundary

(Source: Clarkson TSA Study, July 23 2019)

Preliminary Preferred MTSA Plan

The proposed Preliminary Preferred MTSA Plan (The Plan) being assessed is centered on the Clarkson
Mississauga GO Transit station, and generally includes the greater area adjacent to the Royal Windsor
Drive, Lakeshore Road West and Southdown Road intersection (approximately 80 hectares). The Plan
proposes to intensify the usage of the surrounding Clarkson MTSA and also proposes changes to some of
its use. This is proposed to include having some green lands, mixed use, office, open space, residential
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(medium and high density), and heritage sites. The Plan also includes enhanced streetscapes, bike lanes,
multi-use trails, retail at-grade, and new parks. Proposed mixed use, residential and office space areas
are primarily proposed to be to the West of Southdown Road with development heights generally
ranging from 5 to 25 storeys.

Roughly half of the Plan area is located within the Southdown employment Area, which includes

Class I, Il, and Il industrial facilities. Some areas near and within the Plan include industrial commercial,
industrial general, industrial heavy, and utility usages. Existing residential areas are primarily located to
both the east of the Southdown Road and to the North-West of the Clarkson GO station and rail line.
Existing employment and commercial areas are generally located along the Southdown Road and Royal
Windsor Drive. The MTSA is presented in Figure 2: MTSA as of August 26th, 2019.

‘ ",/'/ .................. \‘\_\
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TRANSIT STATION AREA ,./ \“\\
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e ————

I 001

Figure 2: MTSA as of August 26th, 2019

Local Industries

Within the SEA there are over 50 industries, including manufacturers in the automotive, chemical
manufacturing and transport, cement, transportation and logistics, aggregate, and wastewater
treatment sectors. Also included in area is the CFRB1010 AM transmission antenna array, which
broadcasts Radio Frequency (RF) at 1,010 kHz. This assessment is focussed on compatibility between

The Planning Partnership "W “ \mm-/

DILLON

CONSULTING

3



3.0

3.1

APPENDIX 1

4.2.
3.0 Applicable Acts, Regulations, and Guidelines

these industries and the proposed sensitive land uses within the MTSA. An in-depth consideration of
the industries in the vicinity of the MTSA is presented later in the report.

Applicable Acts, Regulations, and Guidelines

This section provides an overview of the provincial framework and processes that establish the basis for
this high-level environmental impact review in the context of land use planning.

Environmental Protection Act

The 1990 Ontario Environmental Protection Act (EPA) is the overarching environmental law in the
Province. The purpose of the Act [Section 3. (1)] is “to provide for the protection and conservation of the
natural environment”. In general, the management of impacts to individual environmental media (e.g.,
air, water, soil) is addressed within separate regulations enacted under the EPA. From a land-use
compatibility context, Section 9 and Section 14.1 of the EPA are applicable to the understanding of an
industry’s obligations. Section 9 (1) states:

“No person shall, except under and in accordance with an environmental compliance approval,

(a) use, operate, construct, alter, extend or replace any plant, structure, equipment, apparatus, mechanism
or thing that may discharge or from which may be discharged a contaminant into any part of the natural
environment other than water; or

(b) alter a process or rate of production with the result that a contaminant may be discharged into any part

of the natural environment other than water or the rate or manner of discharge of a contaminant into
any part of the natural environment other than water may be altered...”

Under Section 9 of the EPA it is clearly stated that all industrial uses require an Environmental
Compliance Approval (ECA) to operate. This is discussed further under Ontario Regulation 419/05 (the
regulation which describes the supporting assessments and documents to obtain an ECA). In summary,
Section 9 requires that all industries undergo a technical assessment, including modelling, of their air
and noise emissions and the impacts on the surrounding environment. Section 14 of the EPA states:

“..a person shall not discharge a contaminant or cause or permit the discharge of a contaminant into the
natural environment, if the discharge causes or may cause an adverse effect...”

The implication of these sections is that all industries which have discharges to the environment —
including air emissions and 