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1 Introduction  

 
 
This Planning Justification Report (the report) has been prepared by SGL Planning and 
Design Inc. in support of the Official Plan Amendment (OPA) application, Zoning By-law 
Amendment (ZBLA) application and Site Plan Approval being submitted by Blackthorn 
Development Corporation on behalf of 2683340 Ontario Inc., for lands municipally 
addressed as 255 Dundas Street West (subject site) as shown on Figure 1.  
 
The proposed development (the proposal) seeks an OPA to redesignate the site from 
“Mixed Use” with a maximum height of 4 storeys to “Residential High Density” with 
ground related commercial uses. The OPA is appropriate in order to maintain 
consistency with adjacent land uses along Dundas Street. The proposal also seeks a 
ZBLA to rezone the site from “General Commercial-26 (C3-26)” which permits a range 
of retail, service, office, and recreational entertainment commercial uses with a 
maximum of 2,650 m2 of non-residential use and no apartment use, to permit a mixed-
use development that supports higher order transit along Dundas Street and the nearby 
Hurontario Street.  
 
The purpose of the report is to assess the appropriateness of the development on the 
subject site in relation to the surrounding context, transportation network, existing 
infrastructure provisions, and the applicable planning policies at the provincial, and 
municipal levels. 
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Figure 1: 255 Dundas Street West map and subject site 
 
2683340 Ontario Inc. is proposing to redevelop the site with a stepped 14-storey to 4-
storey high rise apartment development consisting of commercial ground floor uses, 
residential apartment units, associated outdoor and indoor amenity areas and vehicular 
and bicycle parking.  
 
The report is broken into nine sections:  
 
Section 1 provides an introduction to this report.   
 
Section 2 provides the planning history of the site which includes the historic use of the 
site and previous approvals. Further, this section provides an overview of the existing 
conditions and land uses of the subject site. 
 
Section 3 provides a describes the proposal, including an overview of the proposed 
OPA, ZBLA and Site Plan Application. 
 
Section 4 provides a summary of the supporting studies for the proposal. 

SUBJECT 
SITE 
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Section 5 assesses the consistency and conformity of the proposal, as applicable, to 
relevant provincial, regional and municipal policies. 
 
Section 6 describes the planning rationale for the proposal. 
 
Section 7 describes the proposed engagement plan. 
 
Section 8 concludes and summarizes the report. 
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2 Site and Surroundings 

 
 
2.1 Subject site 
 
The site is approximately 0.94 ha in area and is located on the northwest corner of 
Parkerhill Road and Dundas Street (Figure 1). A one storey strip commercial plaza 
currently exists on the subject site, providing commercial, retail uses and patio spaces 
fronting Dundas Street (Figures 2 and 3).  
 

 
Figure 2: Existing site conditions, massing, and surrounding context. The subject site is 
adjacent to multi-storey buildings east and south 
 
The City of Mississauga provides a detailed planning history report from their online 
interactive zoning by-law map for the subject site dating back to the year 1983. Notable 
development applications include site plan approval for Parkerhill Centre (existing strip 
mall development) approved in 1983, and site plan approval for the inclusion of an 
outdoor patio in 2000. Other planning approvals include a range of building permits 
issued between 1985 to 2011. 
 
No other relevant planning history or planning approvals are present for the subject site.  
 
The site’s topography is generally flat as it mostly consists of a surface parking lot and a 
building. However, the site abuts the Mary Fix Creek to its west. The presence of the 
Creek does not affect the site’s topography with regards to drainage or any high/low 
points. 

EXISTING 
BUILDING 
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Figure 3a: Existing site conditions 
 

 
Figure 3b: View from Dundas Street and Parkerhill Road 
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Figure 3c: View from Parkerhill Road 
 

 
Figure 3d: View from Dundas Street to Mary Fix Creek 
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Figure 3e: View from back parking lot 
 
A mix of uses and built form surround the site ranging in height from 1 to 13 storeys 
(Figure 5).  The character of the area is evolving to a denser mixed use corridor along 
Dundas Street. Along the Dundas Street corridor the area generally contains some 
mixed use residential mid- to high-rises and a mix of office buildings, as well as various 
retail and commercial uses. 
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Figure 4: Subject site and heights of surrounding buildings 
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2.2 Immediate Surroundings 
 
The immediate land uses and built form surrounding the subject site include: 
 

North 
Low-density (1 to 2 storey height), 
single family dwellings abutting 
the northern edge of the site. The 
single-family dwellings are 
situated on large lots with ample 
front, rear and side yard setbacks.  
 
 
 
 
 
 
 
 
 
 
 

 
East 
One 13 storey, and one 7 storey 
building are located east of 
Parkerhill Road, arranged in a 
backwards “L” shaped orientation 
with the 13 storey building fronting 
Dundas Street. The 13 storey 
building is mixed use, with one 
storey of retail commercial 
fronting Dundas Street and 
residential above the first storey. 
Also notable is the presence of 
Parkerhill Park, a designated 
Open Space block just north of 
this building.  
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South 
A 4 storey mixed use office / 
commercial development is 
situated south of Dundas Street.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
West 
The Mary Fix Creek corridor is 
situated immediately west of the 
site. Further west of the creek 
corridor is the Pennylane 
townhouse development that 
contains 3 storey stacked 
townhouses. 
 
 
 
 
 
 
 
 
 
 

 
2.3 Existing Land Use 
 
2.3.1 Existing Official Plan Designation  
 
The subject site are designed “Mixed Use” based on Schedule 10 of the City of 
Mississauga Official Plan and seen on Figure 5. The Mixed Use designation permits the 
following uses:  

a. commercial parking facility;  
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b. financial institution;  
c. funeral establishment;  
d. makerspaces  
e. motor vehicle rental;  
f. motor vehicle sales;  
g. overnight accommodation;  
h. personal service establishment;  
i. post-secondary educational facility;  
j. residential, in conjunction with other permitted uses;  
k. restaurant;  
l. retail store; and  
m. secondary office. 

 

  
Figure 5: Official Plan Schedule 10 – Land Use Designations 

The intent of the Mixed Use designation is to provide a variety of retail, service 
commercial and other uses to support surrounding residents and businesses. 
Residential dwellings are not permitted on the first floor, and only multi-unit dwellings 
(no detached, semi-detached or duplex) dwellings are permitted.  
 
2.3.2 Existing Zoning 
 
The subject site is currently zoned “General Commercial-26 (C3-26)” as shown on 
Figure 6 which permits a range of retail, service commercial, office, and recreational 

SUBJECT 
SITE 
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entertainment commercial uses. Exception 26 permits a maximum of 2,650 m2 of non-
residential floor area and no apartment use. 
 

 
Figure 6: Existing zoning  
 
2.4 Existing Community Services and Facilities 
 
Within a 10 minute walk (800 metres to 1 kilometre) there are numerous convenient 
shopping opportunities that include grocery stores, pharmacies, banks, newcomer 
centres, and other services illustrated in Figure 7.  
 
The following parks are within walking distance of the subject site: Brickyard Park, Dr. 
Martin L. Dobkin Community Park, Fairview Park, Sgt David Yakichuk Park, John C. 
Price Park, Floradale Park, Lummis Park, and Iroquois Park as shown on Figure 7.  
 
There are also a number of schools within walking distances including: Father Daniel 
Zanon School, Chris Hadfield Public School, St Philip Elementary School, Mississauga 
Hanson Road YMCA Child Care Centre, TL Kennedy Secondary School, Floradale 
Public School, Mary Fix Catholic School and St. Catherine of Siena Elementary School.  
 
Other public and community facilities include: Newcomer Centre of Peel, Queensway 
Medical Center, Cooksville Care Centre, Heritage House Retirement Home, Arirang 
Age-Friendly Community Centre, Trillium Hospital and the Cooksville GO Station as 
shown on Figure 7.  
 

SUBJECT 
SITE 
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Figure 7: Community facilities located within a 10-minute walk of the subject site 

2.5 Existing Transportation and Active Transportation Network 
 
The area is currently well served by transit, with higher-order transit facilities planned for 
the future. Figure 8 shows there is an existing bus stop on the northeast corner of 
Parkerhill Road and Dundas Street with bus routes 1, 1C, 101, and 101A. The 
Cooksville GO station (Milton GO line), which provides Regional bus and train service is 
located approximately 900 metres (over a 10 minute walk) from the subject site.  
 
The site is in proximity to several bike routes as shown on Figure 9. As the Dundas 
Street corridor is developed over time, it will provide bike lanes on both sides of the 
street along the entire corridor.  
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Figure 8: MiWay bus routes surrounding subject site 
 

  
Figure 9: Trails and bike paths 
 
 
 

SUBJECT 
SITE 

SUBJECT 
SITE 

BUS 
STOP 
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2.6 Future Proposed Transit 
 
In order to meet the transportation demands of residents and facilitate growth, the City 
of Mississauga has planned for higher order transit including bus rapid transit and light 
rail transit roues along intensification corridors.  A soon to be completed light rail transit 
(LRT) line will extend along Hurontario Street and a bus rapid transit (BRT) line is 
planned along Dundas Street.  
 
The Region of Peel in their draft Official Plan Amendment has also identified an area 
around the intersection of Dundas Street and Hurontario Street as a Primary Major 
Transit Station Area which directs greater intensification and growth. The subject site is 
within this proposed Major Transit Station Area boundary.  
 
The Hurontario Street LRT, which will be completed by 2024, will connect Port Credit 
GO Station up to the City of Brampton to the north.  To facilitate land use changes in 
support of the LRT,  the Hurontario / Main Street Corridor Master Plan envisioned the 
development of Hurontario Street as an intensified, mixed use, higher order transit 
corridor that supports the Province’s Growth Plan initiatives for developing along Major 
Transit Station Areas.  As Figure 10 shows, the subject site is less than 800 metres / 
10-minute walk from a planned LRT stop located at the intersection of Dundas Street 
and Hurontario Street. 
 
The Dundas BRT, which will run along Dundas Street between Kipling TTC station and 
to the village of Waterdown in the City of Hamilton, was identified in the 2008 Big Move 
RTP (in the 15-year time horizon) and is currently a priority in-development project 
under the 2041 Regional Transportation Plan (RTP).  To support the Dundas BRT, the 
Dundas Connects Master Plan (DCMP) envisioned intensified development along the 
Dundas Street corridor in the City of Mississauga. Overall, the corridor is intended to 
contain a mix of uses, denser housing and active transportation amenities.  
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Figure 10: Hurontario LRT stop on Dundas Street and Hurontario Street, and location 
of subject site within walking distance  

SUBJECT SITE – 
800 metres from 

Dundas/Hurontario 
Street stop 
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3 Proposal 

 
 
The proposal provides for a more efficient use of the site with a proposed mixed-use 
commercial uses and indoor amenity at grade and apartment units above the 1st storey. 
The site is in close proximity to higher order transit corridors and major transit areas. 
The proposal provides an “J” shaped built form that maintains a continuous street wall 
along Dundas Street with commercial / retail uses on the first floor to facilitate an active 
pedestrian streetscape as shown on Figures 11 and 12. The proposal provides a large 
outdoor amenity space for use by residents that includes areas for lounging, dining 
areas with outdoor barbeques, a shaded play structure, and a dog run area. The 
placement and location of outdoor amenity areas, as well as driveway access from 
Parkerhill Road provide large buffers between the proposal and adjacent low density 
residential dwellings to the north and east in order to reduce overlook impacts to these 
residential areas.  
 

 
Figure 11: Masterplan concept 
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Figure 12: Rendered view of the proposal from Dundas Street 

3.1 Site Plan 
 

Figure 11 shows the conceptual site plan for the 
development. Figure 13 shows proposed setbacks 
from the property line for all sides of the building. 
The building is designed with a 6 storey podium 
along Dundas Street. From the top of the podium 
the building steps back ranging in height from 8 
storeys at the intersection of Dundas and Parkerhill 
Road to 14 storeys adjacent to Mary Fix Creek at 
the southwest corner of the site.  The building steps 
down from Dundas Street to 4 storeys to the rear of 
the property and adjacent to the existing dwellings 
along Parkerhill Road. Driveway access is provided 
from Parkerhill Road between the building and 
property line which provides a drop off area, 
connects to servicing/loading areas, and provides 
ramp access to the underground parking. 
 
There are a total of 14 access points into the 
building, with 12 access points for residents into the 
building and to underground parking and 2 access 
points from the driveway for vehicles to the 

Figure 13: Proposed setbacks 
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underground parking ramp and servicing/loading area.  
 
The proposal appropriately transitions to its surrounding context. A driveway between 
the 4 storey portion of the proposed building and the existing dwellings north of the site 
provides ample transition at an appropriate scale as shown in Figure 11 and 14.  The 
proposal also provides a 10-metre landscape buffer abutting Mary Fix Creek to the west 
side of the building.  
 

 
Figure 14: Rear view of the proposal, showing transition to existing single family 
housing north of the subject site 
 
The ground floor of the building is designed with approximately 1,293 m2 of retail space 
along Dundas Street, which wraps the corner along Parkerhill Road.  The ground floor 
also proposes a residential lobby, indoor amenity space, access to the underground and 
an electrical room. A total of 31,468 m2 of residential space is provided. Other site 
statistics are outlined in Table 1 on the next page.  
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Table 1: Proposal Site Statistics 
Proposal Statistics    
Area   
  Site Area  0.94 ha 
Proposed Height   

  
Maximum 
Floors   14 

  Maximum Height (exc. MPH) 51.17 m 
Floor Area   
  Proposed GFA 32,790.40 m2 
  Commercial GFA 1,293 m2 
  Residential GFA 31,468 m2 
  Proposed FSI   3.48 
Proposed Suites   
  Total Proposed Units  393 
  Proposed Suite Breakdown  
    1 BR / 1BR + Den 226   
    2 BR / 2 BR + Den 140   
    3 BR 27   
Proposed Amenity Space    
  Indoor Amenity Space 1,452 m2 
  Outdoor Amenity Space 2,157 m2  
Parking  Proposed Required 
 Existing Parking Spaces 149   
  Total Parking Spaces  391 452 
    Residential Parking Spaces 333 393 
    Non Residential / Visitor Spaces 58 59 
  Total Bicycle Parking Spaces 438 N/A 
    Residential Bicycle Parking  394 N/A 
    Non Residential / Visitor Spaces 44 N/A 

* Floor Space Index (FSI) – Apartment Dwelling Zone and Gross Floor Area (GFA) – 
Apartment Dwelling Zone definitions per City’s zoning by-law 
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High-quality landscape and streetscape 
treatments play a significant role in 
contributing to the enhancement of the 
public realm and amenity spaces for 
residents. Dundas Street is designed to 
provide bike lanes, wide pedestrian 
sidewalks, landscaped medians with street 
trees between bike lanes and sidewalks, 
deep planter boxes with large canopy shade 
trees, as well as benches and patio spaces.  
A portico or covered pedestrian walkway 
with public art and benches will connect 
from Dundas Street through the building to 
the rear outdoor amenity area and access to 
the residential entrance as shown in Figure 
12. The portico ensures pedestrian access 
to both the building and to Dundas Street is 
prioritized.  
 

Other landscape elements as stated include a 10-metre landscaped buffer between the 
proposed building and the Mary Fix Creek. This buffer will contain a pedestrian walkway 
that connects from Dundas Street to the outdoor amenity area at the northwest corner 
of the subject site. The vegetated buffer shall contain a variety of native plant and tree 
species as well as a dry swale to ensure no stormwater runoff drains into the protected 
Mary Fix Creek.  
 
3.2 Planning Process 
 
The applicant has previously met with Regional, City and Conservation Authority staff 
for initial review and comment for the proposal. Further, the proposal was presented to 
the Urban Design Advisory Panel on November 3, 2020. Feedback received from staff 
resulted in modifications to the initial building design, built form and height. 
Modifications included a reduction in proposed building height from staggered 12- and 
18-storey height, reduction in surface parking spaces, inclusion of green roofs on all 
roof surfaces, and inclusion of a trail in the 10-metre vegetated buffer connecting to 
Dundas Street.  
 
The planning process involves the submission of the following reports and studies 
outlined in the City of Mississauga’s Submission Requirements Checklist: 

• Urban Design Study; 
• Housing Report; 
• Sun Shadow Study; 
• Pedestrian Level Wind Study; 
• Transportation Impact Study that 

includes a Parking Utilization 

Study and Transportation 
Demand Strategy; 

• Top of Bank Survey; 
• Environmental Noise Feasibility 

Study; 

TO
 D

U
N

D
A

S 
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• Arborist Report that includes Tree 
Inventory / Tree Preservation 
Plan; 

• Functional Servicing & 
Stormwater Management Report; 

• Geotechnical Report including a 
Slope Stability Analysis; 

• Environmental Impact Study; 
• Phase 1 Environmental Site 

Assessment; and 
• Archaeological Assessment.

 
The application seeks an Official Plan Amendment and Zoning By-law Amendment as 
described in the next two sub-sections.  
 
3.2.1 Proposed Official Plan Amendment  

 
The subject site is currently designated Mixed Use. The OPA proposes to redesignate 
the subject site as “Residential High Density” that would permit a taller built form, 
ground floor commercial and office uses and limit driveway access to the building from 
Parkerhill Road. The Cooksville Neighbourhood Character Area limits Residential High 
Density buildings to a maximum height of 8 storeys. The OPA amends this designation 
to permit up to 14 storeys and a floor space index of 3.5. The increase in building height 
is appropriate based on the sites location along an Intensification Corridor, proximity to 
existing and future higher order transit, and character of surrounding buildings. The 
rationale for the height and density increase is further described in Section 5 of this 
report.  
 
3.2.2 Proposed Zoning By-law Amendment 
 
The ZBLA proposes to rezone the site from General Commercial (C3-26) to RA4 with 
exceptions to permit the proposal together with site specific exceptions, as required. 
The intent of the amendment is to create a mixed-use development that supports the 
nearby Hurontario Street LRT line and the future BRT along Dundas Street.  
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4 Supporting Studies 

 
 
A number of studies have been submitted in support of the applications.  This section of 
the report provides a brief summary of these reports. 
 
4.1 Transportation Impact Study  
 
The Transportation Impact Study (TIS) completed by LEA Consulting revealed that the 
subject site has good access to existing local and regional transit services, and is in 
proximity to some existing bicycling routes.  
 
The assessment indicates existing vehicular traffic conditions are operating at an 
acceptable level of service during peak hours, and the future traffic conditions will have 
minimal traffic impact on the study area and nearby intersections.  
 
Based on the future transit context of the area and an analysis of travel behaviour in the 
neighbourhood, there is an opportunity to reduce vehicle usage and encourage 
residents to engage in more sustainable transportation modes. A proposed reduction of 
parking supply also aligns with a number of objectives in the PPS, The Growth Plan for 
the Greater Golden Horseshoes, Ontario’s Five-Year Climate Change Action Plan and 
City of Mississauga OP. The proposed parking supply of 0.85 spaces per unit can 
accommodate the potential parking demand associated with the proposal. 
 
Several Transportation Demand Management measures are recommended to reduce 
single-occupant vehicle trips and encourage alternative modes of travel including direct 
pedestrian connections, bicycle parking, provision of Presto cards, and new resident 
information packages. 
 
Based on the analysis, the TIS supports the proposal.  
 
4.2 Urban Design Study 
 
As part of the requirements for a complete application, and Urban Design Study (UDS) 
was prepared to identify the design merits associated with the proposal, and to 
demonstrate the proposal’s compatibility with the adjacent built environment.  The UDS 
discusses how the proposal unifies the block through the creation of a compact transit 
oriented mixed-use development while meeting the following design objectives:  

• foster an attractive and distinct identity by creating an architecturally prominent 
building; 

• provide an appropriate transition to the surrounding area through the integration 
of a podium and stepbacks; 

• create a high quality public realm by providing at-grade non-residential uses;  
• improve the pedestrian realm by providing larger boulevards; and 
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• encourage active transportation and transit use through connections to trails 
and the soon to be completed LRT and proposed BRT.  

 
4.3 Sun Shadow Study  
 
R. Bouwmeester & Associates completed the Sun Shadow Study for the proposal. The 
City of Mississauga’s Standards for Shadow Studies Terms of Reference directs 
shadows to not exceed one hour in duration on areas such as private rear yards, decks, 
patios and pools of surrounding residential dwellings. Further, developments should be 
designed to allow full sunlight on the opposite boulevard including the full width of the 
sidewalk for designated Mixed Use, Commercial, Employment and High Density 
Residential Streets for a total of at least 5 hours that must include the 2 hour period 
between: 12:12 p.m. and 2:12 p.m. and an additional 2 hour period from either 9:12 
a.m. to 11:12 a.m. or from 3:12 p.m. to 5:12 p.m. The proposal should be designed to 
provide a sun access factor of at least 50% on public open spaces, parks and plazas on 
September 21. 
 
The Sun Shadow Study shows conformity to all but one of these requirements as shown 
in Figure 15. The Sun Shadow Study found the following:  

• Proposed shadows reach private amenity spaces (rear yards) of single family 
housing north of the subject site and townhouses west of the site. Shadowing 
occurs for more than the allowed two consecutive hours in June at the 
townhouses and September at the first two lots immediately to the north on 
Parkerhill Road and does not meet the requirements for the City of Mississauga 
Shadow Studies Terms of Reference; 
 

• Proposed shadows do not reach the east sidewalk of Parkerhill Road or the 
south sidewalk of Dundas Street, and provides 5 hours of sun as required; 
 

• Shadows do not reach Parkerhill Park; and  
 

• September 21 shadows reach the defined “No Impact Zone” (within 7.5 metres 
of an exterior wall of a dwelling that abuts private amenity space) for more than 
two hours, however the wall of the house is not shadowed for more than 2 
hours, thereby meeting the shadow impact criteria. 
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Figure 15: Sun Shadow Study modeling diagrams 

As stated, the proposal meets all but one requirement for fulfilling the City’s shadow 
impact requirements. Shadows must not impact private amenity areas (rear yards) for 
more than two consecutive hourly test times. The proposal’s built form casts shadows 
on the townhouse developments to the west on June 21 (7:20 – 9:20 am) and on 
houses along Parkerhill Road on September 21 (3:12 – 5:12 pm) for more than 2 hours.  
 
This shadowing is reasonable for the townhouses on June 21 because it is limited in 
area and is only present for a short period of time after 9:20 am. Shadowing is 
reasonable for the first two backyards along Parkerhill Road because the shadows are 
limited in area, the area is already shaded by existing mature trees and a masonry 
fence along the property line, and for the second lot to the north, the shadow falls on a 
driveway.  
 
Based on the analysis conducted in the Sun Shadow Study, the proposal is supported.  
 
4.4 Noise and Acoustics Study 
 
An Environmental Noise Feasibility Study was conducted by Valcoustics Canada Ltd to 
address the potential noise impact from the existing environment onto the proposal. 
Noise impact is determined based on Ministry of the environment, Conservation and 
Parks (MECP) noise guideline limits.  
 
The study found the most significant noise source is traffic on Dundas Street West, 
Confederation Parkway and Parkerhill Road. There are no stationary noise sources in 
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the vicinity with potential for significant impact at the site. The site does not generate 
any noise concerns for surrounding residents.  
 
The indoor noise guidelines are met by using appropriate construction for exterior walls, 
windows and doors. All residential units will require mandatory air conditions for noise 
control purposes. Exterior wall construction meets requirements to reduce noise 
impacts from road traffic. Lastly, a condition should be required prior to obtaining a 
building permit to do a final check of window and wall construction standards to ensure 
indoor noise criteria are met.  
 
With the incorporation of the recommended noise mitigation measures, the indoor and 
outdoor transportation noise guidelines can be met. Future occupants will be made 
aware of the potential noise situation through warning clauses, as per MECP guidelines.  

 
4.5 Pedestrian Wind and Comfort Study  
 
The Pedestrian Level Wind (PLW) study conducted by Gradient Wind Engineers & 
Scientists was completed to satisfy OPA and ZBLA requirements for the proposal. The 
study investigated pedestrian wind comfort within and surrounding the subject lands, to 
identify any areas where wind conditions may interfere with certain pedestrian activities 
so that mitigation measures may be considered, where necessary.  
 
Figure 16 shows the wind conditions of the existing and proposed conditions for spring, 
summer, autumn and winter. The diagrams illustrate the impact of the proposal to 
creating wind conditions, compared to the existing massing. Each colour represents 
different comfort levels ranging from sitting (green, most comfortable), standing (yellow, 
somewhat comfortable) and walking (blue, least comfortable). As these diagrams show, 
the majority of wind conditions created by the proposal will be directed to the Mary Fix 
Creek. The proposal permits comfortable sitting and standing conditions along Dundas 
Street and Parkerhill Road, as well as for outdoor amenity areas to the rear of the 
proposed building.  
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Figure 16: Wind conditions of proposed (top) and existing (bottom) massing for spring, 
summer, autumn and winter. Green represents sitting, yellow represents standing and 
blue represents walking conditions. 

Winter – Proposed Massing 

Winter – Existing Massing 
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Overall, the study found:  
• Conditions along the east, south, and west elevations surrounding the proposal 

will be somewhat windier following the construction of the building. However, 
conditions are expected to remain acceptable for sitting, standing and walking; 

 
• Conditions within the buildings arcade that punctuates the south elevation of the 

proposed building are somewhat windy but acceptable for the intended 
pedestrian use; 

 
• All other grade-level areas will experience conditions similar to, or calmer than 

existing conditions and will be acceptable for the intended pedestrian uses 
throughout the year. Specifically, wind conditions over surrounding sidewalks, 
building access points, and outdoor amenity areas will be acceptable for the 
intended uses throughout the year without mitigation. 

 
• Within the context of typical weather patterns, which excludes irregular localized 

storm events such as tornadoes and downbursts, no pedestrian areas 
surrounding the subject lands at grade level were found to experience conditions 
that could be considered uncomfortable or dangerous. 

 
• Regarding primary and secondary building access points, wind conditions 

predicted in this study are only applicable to pedestrian comfort and safety. Study 
results do not consider wind impacts for doors or other building features. 

 
4.6 Functional Servicing & Stormwater Management Report 
 
The Functional Servicing & Stormwater Management Report (FSR) completed by 
Urbanworks as part of this application states that the site is well serviced, and sanitary 
servicing and water supply shall be accommodated by existing wastewater and water 
system capacity.  
 
The site is located in a development area that contains existing storm drainage 
infrastructure. Internally, the site is currently serviced by a private storm drainage 
system which includes a series of catch basins and storm sewers to capture runoff from 
the parking areas and roof drains. The internal storm sewer outfalls directly to Mary Fix 
Creek at the southwest limit of the site. The site is located in a flood hazard area 
associated with Mary Fix Creek. 
 
The proposed stormwater management system will be designed in accordance with City 
of Mississauga and Credit Valley Conservation (CVC) guidelines. The proposal shall 
accommodate stormwater runoff through a storage tank integrated into the underground 
parking level as well as a stormwater re-use tank, dry swale and green roof. Some 
minor site grading will be required to fill a low area located on the southwest corner of 
the property adjacent to the Creek. 
 



Planning Justification Report April 2021 
255 Dundas Street West, Mississauga 
 

 
30 

There are existing sanitary sewer pipes along Parkerhill Road that can adequately 
service the proposal. A new, larger pipe connection will be provided along Parkerhill 
Road, including a sanitary control manhole at the property line. The individual building 
units will then be serviced by internal building plumbing routed through the structure. It 
is anticipated that the lower parking level (P2) will be too low to allow direct connection 
to the municipal sewer, therefore a separate sump pump system will be required to 
service the floor drains on this level.  
 
There is existing water supply infrastructure that can adequately service the proposal. 
Water supply for the site is proposed via connection to the existing watermain along the 
west side of Parkerhill Road. The existing service connection will be removed, and a 
new service connection will be provided at the same location for personal and fire use. 
The individual building units will then be serviced by internal building plumbing routed 
through the building structure. The Region of Peel has confirmed that there are no 
capacity constraints in their water supply system that would prevent the proposal from 
being serviced.  
 
Based on the analysis of the FSR, the proposal is supported.  
 
4.7 Geotechnical Investigation 
 
Soil Engineers Ltd. completed a Geotechnical Investigation for the proposal. The 
investigation studied subsurface conditions and determined the engineering properties 
of the disclosed soils for the design and construction of the proposal. In addition, the 
stability of the existing slope at the west property limit was also reviewed for the 
development of the project. The investigation involved field work to study soil conditions 
groundwater seepage, and slope stability. 
 
Existing soil conditions are a stratum of silty clay overlying shale bedrock at depths 
between 2.3 and 2.5 m from grade. To understand the impact of proposed foundations 
and underground parking to the bedrock, the bearing subgrade must be inspected by a 
geotechnical engineer.  
 
The study found groundwater seepage due to the proximity of Mary Fix Creek. 
Depending on the flow rate of the groundwater, the underground parking will need to be 
provided with an extensive drainage system or it will have to be waterproofed and 
capable of withstanding the hydrostatic pressure. This requirement can be further 
assessed in conjunction with a hydrogeological report. 
 
The study recommended that no alteration to the buffer or slope area should be 
permitted during project construction. In order to prevent the disturbance of the stable 
slope and to enhance the stability of the bank, the following geotechnical constraints are 
recommended: 

• Maintain vegetation on slope within the Mary Fix Creek to prevent erosion; 
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• Topsoil on the bank should be preserved; 

• The subject site should be re-graded to prevent runoff from draining into the 
Creek; and  

• During construction near the top of bank, dumping of loose fill or stockpiling dirt 
near the bank must be prohibited.  

 
Based on the analysis of the geotechnical investigation and fulfillment of 
recommendations outlined in the detailed report, the proposal is supported.  
 
4.8 Environmental Impact Study 
 
Palmer prepared an Environmental Impact Study (EIS) that included an analysis of the 
site’s existing natural conditions, including a review of Provincial, Regional and local 
policies regarding natural heritage protection, as well as field studies to assess any 
sensitive flora or fauna that may be present near the subject lands. 
 
Existing vegetation in the Mary Fix Creek corridor includes primarily invasive and non-
native species. Some native species present include White Willow, as well as Ash trees 
that are mostly dying due to the presence of Emerald Ash Borer. The Creek is heavily 
disturbed by human activity. No significant fish or animal species were noted. To protect 
existing native tree species, a buffer/ setback is recommended between the Creek and 
the proposal. It is also recommended that an existing chain link fence at the boundary of 
the subject site and the creek be kept to prevent encroachment into Mary Fix Creek. 
 
4.9 Phase One Environmental Site Assessment 
 
Soil Engineers Ltd. completed a Phase One Environmental Site Assessment (ESA) for 
the proposal. The purpose of the ESA is to identify potential environmental concern 
associated with the subject site. Through a records review, interviews with persons 
knowledgeable of the site, field work, and overall analysis, the following environmental 
concerns were revealed:  

• A former gas line with liquid fuel storage tanks was located on the site; 
 

• A coin laundromat is located on the site; 
 

• Auto parts, tools and auto rental businesses were located on the site; 
 

• Auto repair and sales services with waste generator was located adjacent to the 
east of the site; and 
 

• Auto repair and sales service with waste generator is located adjacent to the 
southeast of the site. 
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A Phase 2 ESA is recommended to address environment concerns identified. A Record 
of Site Condition is also required based on the type of development proposed for the 
site.  
 
4.10 Housing Report 
 
As required, a Housing Report was prepared as part of the complete application. The 
Housing Report identifies how the proposal increases housing supply in order to 
address Ontario’s housing crisis. Provincial, regional and local mandates to increase the 
housing supply are outlined in the More Homes, More Choice: Ontario’s Housing Supply 
Action Plan, PPS, Growth Plan, Peel Regional Official Plan, Peel Housing and 
Homelessness Plan, City of Mississauga Official Plan, and City of Mississauga Housing 
Strategy. 
 
The proposal addresses increased demand for housing by intensifying on an 
underutilized property near three existing and proposed major transit corridors.  
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5 Policy Analysis 

 
 
This section of the report summarizes the current policy framework and assesses the 
appropriateness of the proposal, including relevant planning policies at the provincial 
and municipal levels applicable to the subject site and this type of development.  This 
section will specifically address the proposal’s consistency with the Provincial Policy 
Statement as well as conformity with the Growth Plan for the Greater Golden 
Horseshoe, the Region of Peel Official Plan and the City of Mississauga Official Plan. 

5.1 Provincial Policy Statement (2020) 
 
The Provincial Policy Statement, 2020 (PPS) provides direction to the land use planning 
process and development related to matters of provincial interest.  The PPS sets the 
policy foundation for the development and use of land while protecting resources of 
provincial interest, public health and safety, as well the natural and built environment.  
Planning decisions by municipal councils and other decision-makers are required to be 
consistent with the PPS.  
 
In our opinion, this proposal is fully consistent with applicable policies of the PPS.  A 
number of the key points in this assessment are summarized below. 
 
The PPS, under “Building Strong Communities”, Policy 1.1.1 requires that healthy, 
livable 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-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; 
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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. 

 
Consistency:  

The subject site is located within the City of Mississauga in an area that is 
already serviced.  The proposal intensifies the subject site to provide a mix of 
uses to support future transit and reflect the evolving character along Dundas 
Street. A mix of apartment unit sizes ranging from 1 bedroom to 3 bedroom units 
are provided to accommodate diverse housing options. The proposal represents 
an efficient use of land and services and minimizes land consumption through 
intensification.  The existing single-storey built form on the subject site is an 
underutilization of the site along a planned BRT route and in close proximity to an 
LRT route and GO Station. The proposal represents a more efficient use of the 
land and existing infrastructure. 

Furthermore, with the subject land’s close proximity to multiple existing and 
planned transit options, as well as many amenities, the proposal supports a land 
use pattern that encourages sustainable modes of transportation.  Providing a 
transit supportive development will encourage the use of sustainable modes of 
transportation and may reduce environmental and public health concerns, as well 
as mitigate climate change impacts.  As such, the proposal is consistent with 
policies 1.1.1 of the PPS in supporting the development of healthy, liveable and 
safe communities. 

Lastly, environmental sustainability will be promoted throughout the site by 
investing in naturalization and landscaping improvements specifically within the 
buffer zone adjacent to Mary Fix Creek to the west corner of the site, as well as 
the addition of green roofs in order to reduce water runoff. Environmental 
strategies will include native tree planting and preservation of some existing trees 
close to the valley, sustainable technologies and Low Impact Development (LID) 
features for stormwater management, energy efficiency and programs for 
reducing waste and conserving water and energy 

Policy 1.1.2 states that land shall be made available within settlement areas through 
intensification and redevelopment, and designated growth areas should accommodate 
an appropriate range and mix of housing as well as other land uses to meet projected 
needs for a time horizon of up to 25 years.   
 

Consistency:  
 
The proposal is consistent with the policy of utilizing land efficiently by 
redeveloping an underutilized parcel.  Further, the proposal represents an 
efficient use of resources by utilizing existing infrastructure and public services, 
including, transit infrastructure, which is prevalent and evolving in the area.  The 
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proposal will also introduce 393 new residential units within the settlement’s built-
up area and urban growth centre, assisting the City in meeting its projected 
housing needs by providing a range of unit types as well as accessible units 
(refer to Table 1).  

 
Policy 1.1.3.1 directs settlement areas to be the focus of growth and development. 
According to Policy 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. 

 
Consistency:  
 
As mentioned, the proposal is consistent with the policy of utilizing land efficiently 
by redeveloping an underutilized lot.  Furthermore, the proposal represents an 
efficient use of resources by utilizing existing infrastructure and nearby public 
services as outlined in Figure 7 including existing and planned transit 
infrastructure which will dynamically transform the area. 
 
The proposal is situated along Dundas Street, which is a walkable mixed use 
corridor leading to Downtown Cooksville. It is planned to provide enhanced active 
transportation facilities such as dedicated bike lanes that connect to other 
existing and planned bike routes as well as trails.  The development’s location 
will support active transportation and facilitate a reduction in automobile trips, 
mitigating the impact on air quality and climate change.  Therefore, the proposal 
is ideally situated to efficiently utilize infrastructure, minimize the number of 
vehicle trips and support the use of both transit and active transportation.  It is 
our opinion that the proposal is consistent with the policies contained in Policies 
1.1.3.1 and 1.1.3.2  of the PPS for land use patterns in settlement areas.  

Policy 1.1.3.3 directs that planning authorities shall identify locations and promote 
opportunities for transit oriented development that can accommodate a significant 
supply and range of housing options through intensification and redevelopment taking 
into account suitable existing or planned infrastructure. Further, Policy 1.1.3.4 states 
appropriate development standards should be promoted which facilitate intensification, 
redevelopment and compact form, while avoiding or mitigating risks to public health and 
safety. 
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Consistency:  
  

The proposal represents a transit oriented development of an existing site along 
a transit corridor that is anticipated to become more transit accessible with the 
introduction of the Dundas Street BRT, within 800 metres of the Hurontario LRT, 
and 900 metres of the Cooksville GO Station.  Consistent with PPS, the proposal 
will significantly contribute to the provision of higher density housing types in 
Mississauga through the introduction of 393 dwelling units through a compact 
built form, with a mix of uses on the site including non-residential uses at grade.  
Moreover, the proposal represents an efficient use of land, supported by public 
infrastructure, transit and community facilities (see Figure 7).  The proposal will 
be developed in a manner that is cost effective in terms of required infrastructure 
improvements and contributes to creating a compact built form in the City. 
 
The FSR states that the site is well serviced, and sanitary servicing and water 
supply will be accommodated by existing wastewater and water system capacity.  
 
As well the subject site is within a 10-minute walk to various community services 
as outlined in Section 3.4 of this report.  Therefore, the proposal is consistent 
with Policies 1.1.3.3 and 1.1.3.4 of the PPS.  

 
Section 1.4.3 Housing of the PPS directs planning authorities to 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: 

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. 

 



Planning Justification Report April 2021 
255 Dundas Street West, Mississauga 
 

 
37 

Consistency:  
The City of Mississauga is growing in both diversity and population. As such, the 
proposal address the increasing need and demand for a mix of housing types 
and land uses by facilitating intensification on an underutilized parcel. As outlined 
in Table 1 and further detailed in the Housing Report completed as part of this 
application, the proposal provides commercial/retail use and apartment units with 
a range of sizes (1 bedroom to 3 bedroom units) that can accommodate families 
and multi-generational living as demographic changes occur in the city.  
 

Section 1.6.7 Transportation System of the PPS calls for the facilitation of a safe, 
energy efficient transportation system.  Policy 1.6.7.2 encourages an efficient use of 
existing and planned infrastructure.  Furthermore, Policy 1.6.7.4 states that a land use 
pattern, density and mix of uses should be promoted to minimize the number of trips 
and support both current and future transit as well as active transportation.  

Consistency:   

As discussed in Section 3.4 of this report, the subject site is located along the 
Dundas Street corridor, which is currently served by bus service and will become 
more transit accessible with the introduction of the Dundas Street BRT and the 
completion of the Hurontario LRT.  As such, the proposal will encourage the use 
of sustainable modes of transportation and minimize vehicular trips through the 
subject land’s proximity to existing and planned transportation infrastructure, 
increased density, mix of uses, and the provision of bicycle parking facilities.  

The proposal is consistent with the PPS and will promote and facilitate the use of 
transit and active transportation.   

Section 1.7.1 directs Long-Term Economic Prosperity 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. 

 
Consistency:  
The proposal supports long-term economic prosperity as directed by the PPS by 
providing a mix of uses on a small property, in proximity to a large number of 
other employment uses. The proposal’s proximity to higher-order transit that 
provides efficient and direct access to other regions across the GTA and 
accommodates the need for access to diverse work forces.  

 
Lastly, Section 1.8.1 Energy Conservation, Air Quality and Climate Change directs 
planning authorities to support energy conservation and efficiency, improved air quality, 
reduced greenhouse gas emissions, and prepare for the impacts of a changing climate 
through land use and development patterns by: 

a)  promoting compact form and a structure of nodes and corridors;  
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b)  promoting the use of active transportation and transit in and between 
residential, employment (including commercial and industrial) and institutional 
uses and other areas; and 

e) encouraging transit-supportive development and intensification to improve the 
mix of employment and housing uses to shorten commute journeys and 
decrease transportation congestion. 

 
Consistency:  
The proposal represents a compact built form with a mix of uses. It is located in 
close proximity to Downtown Cooksville and is along a planned transit corridor 
and two major transit routes which supports the use of transit as highlighted in 
Section 3.4 and Figure 7 of this report. Planned active transportation routes 
along the entirety of Dundas Street include dedicated bike lanes and wide 
pedestrian sidewalks and/or multi-use paths.  The subject site has access to a 
variety community services and shopping opportunities within a short walking 
distance as discussed in Section 3.4 of this report, reducing the need for the 
automobile trips and subsequently emissions. The proposal’s proximity to the 
Dundas Street BRT, which will provide connections to Oakville and Toronto, as 
well as the Hurontario Street LRT which provides connection to Brampton 
ensures efficient access to other regions in the GTA thereby reducing 
dependence on personal vehicles, easing congestion, and facilitating access to 
employment areas.  

As discussed above, the proposal is consistent with the relevant policies and intent of 
the PPS 2020 of facilitating the creation of strong communities, through an efficient use 
of services and land, a diverse housing mix and uses, that are supported by transit and 
active transportation.  

5.2 A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2020) 
 
This section provides a review of the relevant policies from A Place to Grow: Growth 
Plan for the Greater Golden Horseshoe (Growth Plan) that apply to the proposal.  The 
Growth Plan provides a policy framework for building strong prosperous communities 
within the region.  The latest Growth Plan sets out a long term framework for how and 
where the region will grow with a growth horizon to year 2051.  

Section 1.2.1 of the Growth Plan  sets out the guiding principles for the Plan and growth 
within in the Greater Golden Horseshoe.  Relevant principles include:  

• “Support the achievement of complete communities that are designed to 
support healthy and active living and meet people’s needs for daily living 
throughout an entire lifetime.  

• Prioritize intensification and higher densities in strategic growth areas to make 
efficient use of land and infrastructure and support transit viability.  

• Support a range and mix of housing options, including second units and 
affordable housing, to serve all sizes, incomes, and ages of households.” 
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Conformity:  

The proposal will further assist in developing a complete community within the 
City of Mississauga by providing housing within an area that has access to 
residents’ daily needs within walking distance.  

The Growth Plan directs higher density developments within areas that are 
transit accessible and within strategic growth areas. The site is within a strategic 
growth area due to its location along a designated Intensification Corridor, and 
within the proposed Cooksville Major Transit Station Area. Further, the site is 
within 900 metres of the Cooksville GO Station. The proposal will have access to 
rapid transit with the completion of the Hurontario LRT (located within 800 metres 
of the subject site) and the planned Dundas Street BRT.  

Moreover, the proposal conforms to the guiding principles by providing a range of 
unit sizes that can meet a diverse population and aging population needs.  The 
Housing Report prepared in support of the proposal demonstrates that the 
proposal also contributes to the achievement of Mississauga’s and Peel Region’s 
objectives for the provision of affordable middle income housing. 

Section 2.2.1 of the Growth Plan directs where and how settlement areas should grow.  
Policy 2.2.1.2 a) and c) states: 

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; and 

 
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.  

 
Conformity: 
Within the Growth Plan, strategic growth areas are defined as nodes, corridors 
and areas identified by municipalities to be the focus for accommodating 
intensification and higher-density mixed uses within a compact built form.  These 
areas include urban growth centres, major transit station areas, and “other major 
opportunities that may include infill, redevelopment… the expansion or 
conversion of existing buildings…  Lands along major roads, arterials, or other 
areas with existing or planned frequent transit service or higher order transit 
corridors.”  As such, the subject site is within the delineated built-up area, it is 
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located in a proposed major transit station area, along a proposed higher-order 
transit corridor and contains existing public service facilities. The proposal 
conforms to the intent of Policy 2.2.1.2 c).  

The Growth Plan also provides policy direction for development along and within Transit 
Corridors and Major Transit Station Areas. Schedule 5 of the Growth Plan identifies 
both Hurontario Street and Dundas Street as Priority Transit Corridors as illustrated in 
Figure 17 in recognition of the proposed Dundas Street BRT, and the Hurontario Street 
LRT. Section 5.3 of this report identifies the subject site as being within a Primary Major 
Transit Station Area as outlined in the Draft Region of Peel Official Plan Amendment. 
Policy 2.2.4.3 of the Growth Plan provides minimum density targets for priority transit 
corridors: 

b ) “160 residents and jobs combined per hectare for those that are served by 
light rail transit or bus rapid transit; and  
 
c) 150 residents and jobs combined per hectare for those that are served by 
the GO Transit rail network” 
 

 
Figure 17: Growth Plan Schedule 5, Moving People – Transit 

Conformity:  

As stated above, the subject site is located along a priority transit corridor that 
will be served by a planned BRT line along Dundas Street, and is in close 
proximity to an existing GO Train Station route and a soon to be completed LRT 
line along Hurontario Street. The proposal will achieve a high net site density of 
938 people and jobs combined per hectare with both residential and commercial 
land uses which will contribute to these targets. The proposal intensifies an 
underutilized supports the intensification targets expressed in the Growth Plan.  

Lastly, Sections 2.2.4.9 a) and d) directs all major transit station areas to be supported 
by a diverse mix of uses including residential units to support planned transit service 
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levels and prohibiting land uses and built form that would adversely affect the 
achievement of transit-supportive densities.  
 

Conformity:  

The proposal builds on the existing underutilized land uses of the site to intensify 
an existing one storey commercial strip plaza into a multi-storey mixed use 
residential / commercial development that shall support all existing and planned 
transit uses planned for the area. The proposal’s land use and built form is 
maximized to achieve transit supportive densities while allowing transition 
between adjacent and abutting lower density residential dwellings.  

As highlighted above, the proposal conforms to the intent and policies of the Growth 
Plan by providing a transit oriented compact built form at a density that will assist the 
City in reaching their intensification and growth targets for the planned growth horizon.  

5.3 Region of Peel Official Plan (Office Consolidation December 2018) 
 
The Region of Peel has experienced high levels of growth in recent years, and the 
Region of Peel Official Plan (the Regional Plan) provides a long-term policy framework 
for guiding growth and development within each municipality.   
 
Chapter 5: Regional Structure of the Regional Plan, establishes the Region’s vision on 
where and how to accommodate new growth to the year 2031.  The Region strives for 
healthy complete communities, providing a mix of housing types, employment, 
recreational and cultural activities, all with access to public services including multi-
modal transportation opportunities.   
 
Section 5.5.3 Growth Management of the Regional Plan provides policies to ensure that 
the Region grows sustainably and that the growth management objectives are achieved 
for Built-Up Areas.  In accordance with the Growth Plan, the Regional Plan notes that a 
significant portion of new growth will be directed to built-up areas, and promote compact 
urban form, intensification and redevelopment, which includes the development of 
underutilized lots within developed areas.  Relevant intensification policies include: 
 
 Policy 5.5.3.1.4, “To intensify development on underutilized lands. 
 

Policy 5.5.3.1.5, “to reduce dependence on the automobile through the 
development of mixed-use, transit-supportive, pedestrian-friendly urban 
environments.” 
 
Policy 5.5.3.2.3, to “accommodate intensification within urban growth centres, 
intensification corridors, nodes and major transit station areas and any other 
appropriate areas within the built-up area.” 
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Policy 5.5.3.2.4, to “require that by 2015 and for each year until 2025, a minimum 
of 40 per cent of the Region’s residential development occurring annually to be 
located within the built-up area.” 
 
Policy 5.5.3.2.5, to “require that by 2026 and for each year thereafter, a minimum 
of 50 per cent of the Region’s residential development occurring annually to be 
located within the built-up area” 
 
Conformity: 

  
The proposal conforms to the policies and intent of the Growth Management 
policies by intensifying an underutilized site within an intensification corridor and 
in close proximity to existing and planned major transit stations along Hurontario 
Street.  In addition, the proposal will further assist the Region in reaching the 
minimum of 40% of residential development occurring in the built-up area and 
reduce dependence on the automobile.  
 

The Regional Plan provides policies regarding the Transportation System in Section 
5.9.2.5, noting that existing and new regional transportation infrastructure should be 
supported with growth that is efficient and compact in form.  Policy 5.9.5.2.10 of the 
Regional Plan also encourages intensification of residential developments at nodes and 
mobility hubs and along corridors to support transit.   
 

Conformity: 
 
The proposal conforms by supporting the utilization of the existing bus services, 
the nearby GO service and the soon to be completed LRT, as well as the 
planned Dundas Street BRT and by introducing mixed-use development that is 
compact in built form and within walking distance to multiple transit stops (refer to 
Figure 8). As well, the site is adjacent to a gateway Mobility Hub and is along the 
planned Dundas Street corridor (Figure 18) 
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Figure 18: Region of Peel Official Plan Schedule G, Rapid Transit Corridors 

As part of the Peel 2041 Official Plan and Municipal Comprehensive Review, the 
Region is developing a strategy and policies to guide how growth is accommodated 
within Major Transit Station Areas across the Region. As such, the Region is currently in 
the process of drafting an Official Plan Amendment to include Major Transit Station 
Areas and identify: 

• “Primary Major Transit Station Areas”: Areas delineated that have existing or 
planned transit supportive built forms and have minimum density targets meeting 
or exceeding the Provincial Growth Plan requirements; 
 

• “Secondary Major Transit Station Areas”: Areas delineated that are constrained 
by existing land use patterns and built forms and are proposed to have a 
minimum density target below the Provincial Growth Plan requirement; and 

 
• “Planned Major Transit Station Areas”: Areas identified in the Regional Official 

Plan that are intended to become Major Transit Station Areas, but are not yet 
delineated, but will be when infrastructure planning and investment and/or land 
use changes unlock potential. 

 
The subject site is within a planned Primary Major Transit Station Area designation 
(Figure 19). Under the draft Region of Peel Official Plan Amendment policies, Major 
Transit station Areas shall provide a mix of transit-supportive uses such as retail, 
residential, office, open space and public uses.  
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The combined density target outlined in Table Y1 of the draft Region of Peel Official 
Plan Amendment for the Hurontario and Dundas Major Transit Station Area is 400 
people and jobs per hectare.  
 
Major Transit Station Areas are to enhance active transportation connections to transit 
stations and stops to create complete communities. The proposal conforms to the intent 
of the draft Region of Peel Official Plan Amendment by providing a mix of transit-
supportive uses on an underutilized site within the planned Major Transit Station Area. 
The proposal’s intensified built form meets the supportive density target while providing 
transition between adjacent and abutting the lower density built form.  

 

 

Figure 19: Region of Peel Official Plan – Draft Schedule Y7, Major Transit Station 
Areas 
 
As discussed above, the proposal will facilitate the development of a complete 
community within the City of Mississauga, through the intensification of an underutilized 
property along a proposed transit corridor within a proposed Major Transit Station Area 
in an area with access to a variety of amenities and services within walking distance.  

 
5.4 City of Mississauga Official Plan (Office Consolidation November 22, 

2019) 
 
The City of Mississauga Official Plan provides a policy framework for sustainable growth 
through infill and redevelopment in appropriate areas that can benefit from an evolving 
transportation network as well as protecting the natural heritage system.  
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Schedule 1 Urban System City Structure of the Mississauga Official Plan identifies the 
subject site as being within a “Neighbourhood” and “Intensification Corridor” (refer to 
Figure 20). The policies applicable to all parts of Mississauga’s Urban System, 
including the Downtown, are found in Chapter 5.3.5 of the Official Plan, which address 
the direction of growth in the City within Neighbourhoods. The Mississauga Official Plan 
permits intensification within Neighbourhoods through the following polices: 
 

Policy 5.3.5.2, “residential intensification within Neighbourhoods will generally 
occur through infilling and the development of existing commercial sites as mixed 
use areas.”  
 
Policy 5.3.5.3, “where higher density uses are proposed, they should be located 
on sites…along Corridors.”  
 
Policy 5.3.5.5, “intensification within Neighbourhoods may be considered where 
the proposal is compatible in built form and scale to surrounding development, 
enhances the existing or planned development and is consistent with the policies 
of this Plan.” 
 
Policy 5.3.5.6, “development will be sensitive to the existing and planned context 
and will include appropriate transitions in use, built form, density and scale.”  

 

 
Figure 20: City of Mississauga Official Plan Schedule 1, Urban System 
 

Conformity:  
 

The proposal conforms to the urban system policies by intensifying an 
underutilized site into a mixed use development. It is situated on a proposed 
Primary Major Transit Station Area as identified by the Region of Peel, and 
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designated Intensification Corridor identified in Figure 21. The proposal’s built 
form permits appropriate transition between adjacent and abutting lower density 
land uses through the intervening stream corridor to the west, large setbacks 
adjacent to residential homes to the east and stepping down of the building as it 
extends north.  

 
Schedule 1 and Schedule 2: Intensification Areas in the Official Plan identifies the 
subject site as being within an “Intensification Corridor” as shown in Figures 21, 22 and 
23. 

 
Figure 21: City of Mississauga Official Plan Schedule 2, Intensification Areas 
 
Policy 5.4.11 identifies Hurontario Street and Dundas Street as Intensification Corridors. 
 
Intensification corridors are included in the Intensification Areas category and policies 
which also includes the Downtown, Major Nodes, Community Nodes and MTSAs. Policy 
5.4.4 states development on corridors should be compact, mixed use and transit friendly 
and appropriate to the context of the surrounding Neighbourhood  area.  
 
Policy 5.4.5 states where higher density uses within Neighbourhoods are directed to 
Corridors, development will be required to have regard for the character of the 
Neighbourhoods and provide appropriate transitions in height, built form and density to 
the surrounding lands.  
 
Policy 5.4.7 states land uses and building entrances will be oriented to the Corridor 
where possible and surrounding land use development patterns permit.  
 
Policies 5.5.7 and 5.5.8 state that a mix of medium and high-density housing, 
community infrastructure, employment and commercial / mixed uses will be encouraged 
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in Intensification Areas, and that densities should be sufficiently high to support transit 
usage.   
 
In addition, Policy 5.5.15 notes that intensification areas will be served by transportation 
corridors that may contain high order transit and Schedule 6 shows both Dundas Street 
and Hurontario road as Higher Order Transit Corridors with an LRT station at the 
intersection as shown in Figure 22.  
 

 
Figure 22: City of Mississauga Official Plan Schedule 6, Long Term Transit Network  
 

Conformity: 
  

The proposal conforms to the general intent of the policies of Chapter 5 by 
intensifying an underutilized parcel within an area planned for intensification.  
The proposal focuses the height and density along the Intensification Corridor 
while providing transition to adjacent neighbourhoods to the north and east by 
stepping down the building heights. The building and its retail entrances are 
oriented to the Intensification Corridor, and the proposal contains a mix of uses 
all as required by Intensification Corridor policies.  The proposal provides for 
higher densities to support planned transit as the subject site is located directly 
adjacent to Dundas Street, an existing well-used transit route and future planned 
BRT route. Further, the subject site is located in close proximity to Hurontario 
Street which is also an existing well-used transit route with a soon to be 
completed LRT route. 

 
Chapter 6 Value of the Environment also reiterates that growth in the City should be 
focused on intensification areas to improve air quality.  Policy 6.5.1 provides the 
following:  
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a) promote the use of alternative modes of transportation such as transit, cycling 
and walking; 

b) give preference to compact, mixed use and transit oriented development that 
reduces car dependency;  

c) direct growth to Intensification Areas;  
d) encourage a balance of housing and jobs that provide opportunities for 

shorter commutes and active transportation modes; and  
e) protect, enhance, restore and expand the Natural Heritage System.  

 
Conformity: 
 

The proposal conforms to these policies by intensifying an underutilized parcel 
within an Intensification Area within a compact, mixed use, transit oriented 
development. Both Dundas Street and Hurontario Street are intended as Primary 
On-Road Cycling Routes (Figure 23), and are planned with bike lanes for both 
sides of the street. The subject site is therefore well positioned to accommodate 
transit-supportive and active transportation densities. As such, the proposal will 
provide future residents with access to a variety of transportation modes and 
amenities, reducing car dependency and encouraging shorter commutes. The 
subject site is abutting a designated Greenlands and Natural Heritage System 
with an additional 10-metre buffer which will protect and enhance the Natural 
Heritage System.   
 

 
Figure 23: City of Mississauga Official Plan Schedule 7, Long Term Cycling Routes 
 
Chapter 7 reiterates that Complete Communities are a strategic pillar of the plan and 
provides policy direction for growth of communities that meet the day-today needs of 
residents throughout all stages of their life.  Key policies that apply to the proposal 
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include: 
 

Policy 7.1.3 a), to “encourage compact, mixed use development that reduces 
travel needs by integrating residential, commercial, employment, community, and 
recreational land uses;” 
 
Policy 7.1.3 b), to “design streets that facilitate alternative modes of 
transportation such as public transit, cycling, and walking 
 
Policy 7.1.6, “Mississauga will ensure that the housing mix can accommodate 
people with diverse housing preferences and socioeconomic characteristics and 
needs.”  

 
Policy 7.2.1, “Mississauga will ensure that housing is provided in a manner that 
maximizes the use of community infrastructure and engineering services, while 
meeting the housing needs and preferences of Mississauga residents.”  

 
Conformity: 
 
The proposal conforms to the polices of Chapter 7 through proposing a compact 
high rise residential development which incorporates retail/commercial at grade 
and private recreational uses. The proposal is located along a major transit route 
that will provide access to higher order transit and dedicated on-road cycling 
routes as shown on Figures 12 and 23 and is adjacent to Downtown Cooksville. 
As such, the proposal supports walkable transit supportive uses and reduces the 
need for automobile use. The proposed 393 residential units will contain a mix of 
1 bedroom, 2 bedroom and 3 bedroom configurations which will further diversify 
the City’s housing market meeting the diverse needs of young and old families.  
The Housing Report prepared in support of this development demonstrates that 
the proposal also contributes to the achievement of Mississauga’s objectives for 
the provision of housing as further described in the Housing Report. 

 
Policies 8.1.6 and 8.1.7 in Chapter 8 build upon the previous chapters and provide 
policy direction in creating a multi modal network that supports sustainable communities 
and connects transportation modes for efficient travel in Intensification Areas.  Policy 
8.2.3.7 reiterates that the Downtown will be served by local and high order transit 
systems linking intensification areas and surrounding municipalities.  Moreover, Policy 
8.2.3.8 a) directs that transit infrastructure will shape growth and high residential 
densities will ensure the viability of planned transit.  
 
 Conformity: 
 

The proposal maintains and conforms to the intent of Chapter 8 in proposing a 
transit oriented development with higher density development within an 
intensification corridor and adjacent to the Cooksville Downtown that will support 
the viability of the planned Dundas  BRT and Hurontario LRT.  
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Chapter 11 of the Official Plan provides the general policy framework for all land use 
designations within the City. The subject site is designated Mixed Use, as shown on 
Figure 6. Under the Mixed Use designation, following uses are permitted including the 
uses permitted in all designations:  
 

• commercial parking facility; 
• financial institution;  
• funeral establishment; 
• makerspaces; 
• motor vehicle rental;  
• motor vehicle sales;  
• overnight accommodation;  
• personal service establishment;  

• post-secondary educational 
facility;  

• residential, in conjunction with 
other permitted uses;  

• restaurant;  
• retail store; and 
• secondary office. 

 
Policies 11.2.6.2 state that the planned function of Mixed Use lands is to provide a 
variety of retail, service and other uses to support the surrounding residents and 
businesses. Development on Mixed Use sites that includes residential uses will be 
required to contain a mixture of permitted uses, including non-residential uses at grade 
and no residential uses on the first floor. Policy 11.2.6.3 states developments that 
consist primarily of residential uses, with non-residential uses at grade will be required 
to submit an OPA. Policy 11.2.6.4 states residential uses will be permitted in the same 
building with another permitted use but dwelling units will not be permitted on the 
ground floor.  
  

Conformity: 
 
The proposal contains commercial/retail on the ground floor fronting Dundas 
Street and wrapping around Parkerhill Road.  Amenity areas occupy the 
remained of the ground floor. No residential units are proposed on the ground 
floor. Active uses at grade along Dundas Street will assist in the creation of 
vibrant public realm.  As part of this application, an OPA will be submitted to re-
designate the subject lands from Mixed Use to Residential High Density in order 
to conform to the requirements of Policy 11.2.6.3. 
 
The proposal conforms to Policy 11.6.2.4 by providing only non-residential uses 
on the ground floor.  
 

Chapter 16 of the Official Plan provides guiding policies for growth within the City’s 
designated Neighbourhoods – which are 23 areas that surround Downtown Character 
Areas. The subject site is located within the Cooksville Neighbourhood Character Area 
and is close to the Downtown Cooksville Character Area as shown in Figures 24 and 
25. 
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Figure 24: City of Mississauga Schedule 9, Character Areas 

 

 
Figure 25: City of Mississauga Official Plan Chapter 16, Map 16-6 Cooksville 
Neighbourhood Character Area 
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Policy 16.6.1.1 permits a maximum height of 8 storeys for lands designated Residential 
High Density unless otherwise specified in Policy 16.6.2 Urban Design of the Official 
Plan. 
 
Policy 16.6.2.1 states a greater intensity of mixed use development should occur in the 
Cooksville Neighbourhood Character Area, compared to areas outside the boundary 
shown in Figure 25.  
 
Policy 16.6.4.1 states all development applications along the north side of Dundas 
Street West, between Parkerhill Road and Confederation Parkway, will require an 
internal access scheme, preferably interconnecting the properties to reduce ingress and 
egress to Dundas Street West. 
  

Conformity: 
 
An OPA is proposed to redesignate the subject lands to Residential High Density 
and permit a 14 storey building. This amendment, which does not meet the 
maximum height requirements of Policy 16.6.1.1 is required to support intensified 
built form directed in Policy 16.6.2.1 and the intent for mixed use development 
along Intensification Corridors.  
 
Although Policy 16.6.4.1 directs sites to the east of Parkerhill Road to provide an 
internal access scheme, the proposal also provides internal access from 
Parkerhill Road to maintain a comfortable pedestrian environment and vibrant 
public realm along Dundas Street. As such, the proposal conforms with Policy 
16.6 of the Official Plan.  

 
Chapter 19 Implementation of the City’s Official Plan provides policies regarding the 
evaluation of the Development Applications.  Section 19.4.3 of the Official Plan lists the 
matters that all development applications must address in terms of planning and urban 
design principles, which include:  
 

a) the compatibility of the proposal to existing or planned land uses and forms, 
including the transition in height, density, and built form;  
 

Conformity: 
 

As discussed earlier in this report, the subject site is within the Cooskville 
Neighbourhood Character Area and is designated Mixed Use.  The site is located 
close to the Downtown Cooksville Character Area, thereby making the site’s 
location significant with regards to built form transition to a key development 
node further east to the Dundas and Hurontario Street intersection.  The proposal 
calls for high density residential and retail commercial which is consistent with 
the planned vision and policy framework for the subject site along an 
Intensification Corridor and within a proposed Major Transit Station Area.   
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The proposal is adjacent to an existing 13-storey mixed use residential tower 
east of Parkerhill Road. West of the proposal is a Greenland feature, containing 
Mary Fix Creek that provides a buffer to existing townhouses further west of the 
subject site.  
 
The proposal transitions to abutting single family housing to the north and east by 
providing a large outdoor amenity area between the single detached houses to 
the east and the proposal, and by providing a landscaped setback between the 
building and the deep rear lots of the houses on Parkerhill Road. This constitutes 
to an overall setback of 28 metres between the rear property line of single 
detached houses along Parkerhill Road and the proposed building. 
 
The built form also provides a height transition to adjacent single detached 
houses. The northern edge of the proposal is brought down to 8 and 4 storeys in 
height closest to the single family houses as illustrated in Figures 11 and 14. 
There is also a 14 metre setback that includes a driveway between the 4 storey 
rear portion of the proposed building adjacent to Parkerhill Road and the single 
detached homes along Parkerhill Road.  
 
In addition, the Sun Shadow Study finds negligible shadow impacts to adjacent 
low density residential areas and existing park spaces.  

 
b) conformity with the policies in this Plan;  
 
Conformity: 
 
Conformity with the policies in the City’s Official Plan is reviewed and 
demonstrated throughout this section of the report. 
 
c) the sustainability of the development to support public transit and to be 

oriented to pedestrians;  
 
Conformity: 
 
As discussed in Section 3.4 of this report, the subject site is transit accessible 
and poised to become more transit accessible with the introduction of the soon to 
be completed Hurontario LRT and the future Dundas Street BRT.  As shown on 
Figure 8, the subject site is located along multiple existing MiWay transit routes.  
Bus route 1 and express bus route 101 exists along Dundas Street, connecting 
the subject site to the Erin Mills neighbourhood to the west and City of Toronto 
TTC subway stops to the east.  This bus route also provides direct access to the 
Kipling GO Station in the City of Toronto.  The proposal is within a reasonable 
walking distance (slightly more than 10-minutes) to the Cooksville GO Station.   
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The proposal is oriented towards the pedestrian by providing retail on its first floor 
and an enhanced streetscape with wide planted buffers, benches, patios and 
public art along its Dundas Street frontage.  
 
As such the proposal is ideally situated to take advantage of existing and future 
transit in Mississauga, and is oriented to pedestrians.  
 
d) in circumstances where medium and high density residential uses are in 

proximity to developments of a lower density, measures, such as increased 
setback; sensitive building location, transition and design; and landscaping, 
may be required to ensure compatibility with the lower density designations;  

 
Conformity: 

  
The subject site abuts single family housing with deep lots to the north as well as 
single family housing to the east along Parkerhill Road, and is in proximity to a 
townhouse development to the west. The proposal balances the need for 
intensification along a designated Intensification Corridor and transition to the 
single family housing by providing heights primarily along Dundas Street, and a 
built form that steps down to the rear of the site as shown in Figure 14.  
 
The proposal provides a 14 metre separation between the 4 storey portion of the 
building and the single detached houses along Parkerhill Road that includes a 
driveway entrance to the site. The built form transitions down to 4 storeys where 
the proposal is closest to the single detached houses. A 28 metre landscaped 
area separates the rear property line of the single detached residential dwellings 
to the east along Parkerhill Road from the building. This large landscaped area 
combined with the stepping down of the building minimizes potential overlook 
and ensures compatibility with the adjacent residential neighbourhood.  
 
Further, the proposal provides a 10 metre wide pedestrian buffer along the Mary 
Fix Creek to reduce adverse impacts to a designated Greenlands System. The 
overall 40-metre buffer between the western edge of the proposal and the 
townhouse developments further west ensures residential neighbourhoods are 
not impacted by the proposal. 
 
The proposal conforms to this policy by carefully employing appropriate 
setbacks, buffers, and transition to adjacent dwellings.    
 
e) the adequacy of engineering services;  

 
Conformity: 
 
The FSR prepared by Urban Works and summarized in Section 6 of this report, 
concludes that the proposal can be adequately serviced by water supply, sanitary 
and stormwater services.  
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f) the adequacy of community infrastructure; 
 
Conformity: 
 
As discussed in Section 3.3 of this report, the subject site is within walking 
distance to many schools, libraries and community services that will provide 
residents with access to a variety of amenities and services for their daily needs 
within walking distance. 
 
g) the adequacy of the multi-modal transportation systems;  

 
Conformity: 
 
The TIS prepared by LEA Consulting and summarized in Section 4.1 of this 
report examined the current and future levels of transit serving the area, taking 
into consideration the proposal and found that the multi-modal transportation 
systems in the area are adequate to service the proposal and assist in the 
development of a sustainable transportation system in the City. 
 
h) the suitability of the site in terms of size and shape, to accommodate the 

necessary on site functions, parking, landscaping, and on site amenities;  
 
Conformity: 
 
The proposal is suitably sized to accommodate site circulation, parking, 
landscaping and indoor and outdoor amenity spaces and site servicing. The 
proposal accommodates vehicular circulation through a single driveway access 
that creates a central drop-off courtyard with access to the building and to 
underground parking, and to servicing/loading areas. Pedestrian circulation is 
provided primarily along Dundas Street maintaining active frontages and 
prioritizing pedestrians. The design includes a patio space fronting the retail units 
along Dundas Street as well as a covered walkway connecting pedestrian from 
Dundas Street to the outdoor amenity area to the rear of the building.  
 
Outdoor and indoor amenity areas are provided for residents to the rear and 
internal to the building and together provide more amenity space than is required 
by local policy and zoning requirements. Section 3 of this report outlines the 
many features included in the outdoor amenity area that allows residents of all 
ages, abilities and needs to sit, gather and play. A 10-metre buffer between the 
building and Mary Fix Creek ensures ample buffer between the Natural Heritage 
System and the proposed building which will not cause negative effects to 
sensitive environmental areas.  
 
There are enough parking spaces to accommodate residents, visitors, and non-
residential users. The reduced parking supply as outlined in the TIS is 
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appropriate for the proposal based on the site’s location to existing and future 
transit routes and proximity to community amenities. Almost all required vehicular 
parking spots are accommodated underground to reduce surface impacts, except 
for 3 visitor parking spots. Bike parking is provided on the ground floor for ease of 
access to cyclists, as well as underground for building residents.  
 
The FSR states that the site is well serviced, and sanitary servicing and water 
supply shall be accommodated by existing wastewater and water system 
capacity. The proposal shall accommodate stormwater runoff through a storage 
tank integrated into the underground parking level as well as a stormwater re-use 
tank, dry swale and green roof.  
 
i) the relationship of the proposal to the street environment and its contribution 

to an effective and attractive public realm;  
 
Conformity: 
 
The building’s podium is proposed to be 6-storeys in height as illustrated in 
Figure 16. The podium is proposed to be close to the street edge creating a 
comfortable streetwall for pedestrians and facilitating a vibrant public realm. 
Podium fenestration provides views in and out of the ground floor and 
connectivity to the streetscape.  The fenestration provides interest and a rhythm 
to the streetscape contributing to an attractive public realm. Further, retail 
frontages with opportunities for cafes and patio spaces along Dundas Street and 
portions of Parkerhill Road contributes to active streetscapes and creating an 
attractive public realm. Lastly, the inclusion of public art at the entrance of the 
covered walkway establishes a sense of place and landmark for the proposal 
further defining the site as an attractive and memorable development along 
Dundas Street.  
 
j) the impact of the height and form of development, in terms of overshadowing 

and amenity loss, on neighbouring residential and park uses;  
 
Conformity:  
 
The proposed building is located and orientate to minimize any adverse impact 
on the adjacent properties.  The stepping built form ensures the building massing 
does not impact the existing residential neighbourhoods to the north and east.  
Overlook and shadows are minimized with a 4 storey podium separated by the 
site’s driveway adjacent to the existing residents.  The Sun Shadow Study 
prepared by R. Bouwmeester & Associates, and summarized in Section 6 of this 
report illustrates the minimal shadow impacts of the building on surrounding 
uses.  
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k) site specific opportunities and constraints;  
 
Conformity:  
 
One constraint that affects the subject site is the Mary Fix Creek that abuts the 
west side of the subject site. The Creek requires greater setbacks that reduce 
developable area, and mitigation measures that ensure no adverse impacts to 
the Natural Heritage System and from flood hazards. This constraint, however, is 
also an opportunity which provides additional amenity open space in an urban 
area. The proposal manages its relationship to this natural feature by providing a 
10-metre wide vegetated buffer along its entire western site boundary, abutting 
the Mary Fix Creek. 

 
l) sustainable design strategies;  
 
Conformity:  
 
A list of sustainable design elements that are planned for the proposal has been 
submitted along with the application forms for the ZBA and Site Plan Approval.  
Sustainable design strategies include: 
  
Automobile / Pedestrian Infrastructure 

o reduction in parking supply (0.85 spaces / unit) from standard minimum 
parking requirements based on availability of transit; 

o barrier-free designed walkways; 
o covered outdoor areas;  
o provision of benches, patios, and street shade trees for pedestrian 

comfort; 
 

Water Quality and Efficiency 
o erosion control during construction; 
o storm water retained on site to the same level of annual volume of 

overland runoff allowable under pre-development conditions; 
o drought tolerant plant material; 
o water efficient plumbing fixtures; 
o reduced water use through the design of low waste systems; 

 
Low Impact Development (L.I.D) 

o green roofs for all roof surfaces; 
o silva cell tree planting in the outdoor amenity space; 

 
Ecology 

o tree protection for any trees to be retained; 
o new trees planted on site and within the public realm; 
o silva cells with deep soil volumes for trees planted in hardscape; 
o plant native species, if possible; 
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o exterior lighting to be shielded; 
o low emitting coatings and finishes for cleaner air; 

 
Solid Waste 

o storage and collection areas for recycling and organic waste within 
building; and 

o a waste and energy conscious approach to construction and site 
management. 

 
m) urban form and public health 

 
Conformity:  
 
As demonstrated throughout this report, the applications propose a high rise 
apartment,  located adjacent to a pedestrian streetscape and near to existing and 
planned transit.  The proposed built form promotes pedestrian connectivity to the 
streetscape and  surrounding areas reducing the dependence on personal motor 
vehicles.  Minimizing the need to use the automobile helps facilitate an active 
and healthy lifestyle and reduces emissions generated by the automobile.  

 
5.5 Dundas Connects Master Plan 
 
The DCMP provides a comprehensive plan for the development of the Dundas Street 
Corridor over the next 35 to 40 years. The Master Plan also considers the impacts of 
the planned Dundas Street BRT. The proposal is located on the eastern edge of the 
DCMP Cooksville Focus Area as seen in Figure 26.  
 
The Focus Area was determined based on the existing boundary of the Downtown 
Cooksville Character Area, as well as other design considerations (e.g due to 
environmental concerns, connections to other major arterial roads, where there may be 
underutilized lands, etc). The proposal is identified as an area that should accommodate 
greater intensification, a mix of land uses, uses that promote active frontages on the 
ground floor, and infill that transitions to buildings on adjacent properties. The subject 
site’s location on the western edge of the Focus Area boundary also situates it as a key 
gateway location into the Cooksville Focus Area as well as the Dundas Street and 
Hurontario Street node.  
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Figure 26: Dundas Connects Master Plan Cooksville Focus Area and subject site 
 

Conformity:  
 
The proposal has considered the impact of the proposed Dundas BRT to the 
subject site as demonstrated throughout this report. The site’s location at the 
edge of the Focus Area creates a visible gateway feature that will transition to the 
Dundas Street and Hurontario Street intersection which will contain the majority 
of intensification as this area develops. The proposal provides active frontages 
through a well-articulated and pedestrian oriented streetscape that prioritizes 
pedestrian comfort elements such as ground floor retail, patio spaces, benches, 
and street trees with large tree canopies. The inclusion of public art within the 
proposal fronting Dundas Street will further establish a sense of place along the 
corridor and at the western gateway to the Focus Area.  

 
  

SUBJECT 
SITE 
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6 Planning Analysis 

 
 
The proposal is appropriate and represents good planning in the City of Mississauga. 
As the population of Peel Region and the City of Mississauga continues to increase, 
there is demand for high density mixed-use residential opportunities along major 
transportation corridors and within walking distance to community facilities that reduces 
the need for personal vehicles.  
 
As outlined in this report, a 1-storey commercial strip plaza is an underutilization of the 
subject site. The site sits adjacent to a 13-storey mixed-use residential and retail tower 
on its east side. South of Dundas Street opposite of the site is a 4-storey mixed use 
commercial building and additional 14 storey residential towers further south. To its 
north end, the site abuts single family housing on deep lots which extends further north 
to a residential neighbourhood. On its west side, the site abuts Mary Fix Creek and a 3-
storey townhouse complex further west. Although lands uses to the north and west are 
lower rise, local, Regional and Provincial policy direction compels the development of a 
taller development along Dundas Street with appropriate transition to adjacent low rise 
residential areas.  
 
The site is within several key areas and designations as outlined in this report. It is 
within the Focus Area boundary of the Dundas Connects Master Plan, is within a 
Priority Transit Corridor set out in the Growth Plan, fronts a higher order transit corridor 
on Dundas Street, is within a Proposed Primary MTSA, fronts an Intensification Corridor 
along Dundas Street, is within the Cooksville Neighbourhood Character Area, and is in 
close proximity to the Downtown Cooksville Character Area. The site is situated along 
an existing well-used bus route and is within walking distance of the Cooksville GO 
Station. Future higher order transit planned for this area includes the Hurontario LRT 
and the Dundas BRT, directing the need for intensified development that supports 
higher order transit. This report demonstrates that the proposal assists both the Region 
and City in reaching their population and density targets for the proposed MTSA as set 
out in the Growth Plan and the Regional Official Plan. 
 
For these reasons, an Official Plan Amendment seeking “Residential High Rise” with 
retail commercial uses is appropriate to support planned higher order transit. The 
proposal‘s built form introduces a unique gateway into the Cooksville area, and signals 
entry and transition into the nearby Cooksville Downtown Character Area. The 14-storey 
tower is in line with the height of existing developments along Dundas Street and 
contributes to an active streetscape. 
 
Further, impacts of the proposal are mitigated by offering a stepped built form transition 
to the adjacent single family housing to the north and east of the development, and a 
10-metre vegetated buffer abutting the 30-metre wide Mary Fix Creek to the townhouse 
dwellings to the west. The rear of the building contains a large outdoor amenity area 
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providing a substantial landscaped buffer and transition to the low density 
neighbourhood to the north and east. 
 
In addition, the proposal will not require any infrastructure improvements beyond those 
already planned on site.  The proposal represents an efficient use of infrastructure.    
 
Traffic impacts are minimal as the proposal provides a reduced parking rate for 
residents based on the availability of transit and community amenities within a walking 
distance.  
 
Shadow impacts are minimal or do not impact adjacent properties or park spaces.   
 
From a design perspective, the proposal embodies a unique contemporary architectural 
design and will be an attractive addition to the City’s impressive and growing skyline. 
Situated close to transit including the planned Dundas BRT, soon to be completed 
Hurontario LRT, and community amenities, the site contributes to the growth of a 
complete community. The proposal contributes to an active and vibrant public realm by 
orienting active uses to Dundas Street, offering wide pedestrian pathways with benches 
and shade trees, and directs vehicular access points to Parkerhill Road to maintain a 
continuous façade along Dundas Street. The retail oriented streetscape along Dundas 
Street and Parkerhill Road will ensure active frontages and additional spaces for sitting 
and gathering through the installation of patio spaces and other seating areas. The 
inclusion of a public art feature at the entrance of the covered walkway will establish a 
strong sense of place for the proposal and along Dundas Street.  
 
It is our opinion that the proposal will contribute to the growth of a dynamic transit 
corridor in the City.   
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7 Community Engagement Plan 

 
 
The Public Consultation Strategy for the OPA, ZBLA and Site Plan Application for the 
proposal will include the following: 
 

1. Signage providing Notice of Complete Application and the Statutory Public 
Meeting will be placed on the subject site (at a location determined by City 
Staff) to provide the public with notice that applications for an Official Plan 
Amendment, Zoning By-law amendment and Site Plan application have been 
filed with the City of Mississauga. The notice will provide contact information 
for City staff who may answer any questions the public may have, and to 
indicate where additional information can be obtained;  
 

2. Prior to any recommendation report being written by City staff, we 
recommend hosting a public information session to invite and inform the 
public to comment on the proposal. This will allow for feedback to be provided 
by the public in a meaningful manner, well ahead of a recommendation being 
put forth.  Additional detail with respect to the public information session is 
provided below; 
 

3. The Ontario Planning Act requires that a statutory public meeting be held on 
the applications. We recommend that the statutory public meeting for the 
Zoning By-law Amendment be held by the City;   
 

4. We propose to hold an Open House to be held on the same day as the 
statutory public meeting to engage with members of the public and address 
any questions or comments they may have on the development applications; 
and 
 

5. We propose to work with the City to provide the necessary information 
required to keep the public informed about the development proposal through 
the City’s website. 

 
Public Information Session and Public Engagement: 
 
As noted above, a public information session is proposed to be held to provide area 
residents with the opportunity to learn more about the proposal, and to provide 
comments with respect to their opinions and ideas.   
 

• Target audience and notification: 
The target audience for the public information session will be area residents 
within 120 metres of the subject property.  Due to the subject site’s location 
surrounded by low desity residential and apartment buildings the radius will 
capture a sufficient number of stakeholders. 
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• Date and Location: 

As of the time of the writing of this report, it is currently not possible to host in-
person meetings due to impacts associated with the Covid-19 pandemic.  As 
such, it is difficult to determine a realistic date and time for the proposed public 
information session.  The owner and the consulting team remain open and 
flexible to discuss and consider various options for hosting the session. If an 
online session were to be held, the owner and consulting team can arrange and 
prepare online engagement materials such as videos, surveys, and/or interactive 
maps that can be presented live to the public via Microsoft Teams, Zoom, 
GoToMeeting or other such video conferencing software for feedback. If an in-
person session were to be held, the location of the public information session 
would be in a conveniently accessible facility within the community.  
 

• Format of session: 
Ideally, the format of the session would be an in-person open house where area 
residents would be able to attend and observe a brief presentation followed by an 
open house session where people would circulate around a room and be able to 
provide feedback to consultants from the project team.   
 
As an alternative to an in-person open house, information about the proposal 
could be posted on the City’s website, and a link to a comment form could be 
provided where area residents could submit their comments. 
 

• Documentation of comments received: 
Regardless of the format of the public information session, comments will be 
collected and organized by theme into a comments and responses matrix.  
Responses to the comments received will be provided by the project team 
consultants. 
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8 Planning Summary and Conclusion 

 
 
This Planning Justification Report supports the Official Plan Amendment application, 
Zoning By-law Amendment application and Site Plan Approval seeking an intensified 
development on an underutilized site at 255 Dundas Street West.  
 
The proposal at 255 Dundas Street West demonstrates conformity to Provincial, 
Regional and local policy direction with regard to population and job growth within urban 
areas along higher order transit corridors and a proposed Major Transit Station Area. 
The subject site’s frontage on a future higher order transit route, the Dundas Street BRT 
and proximity to the soon to be completed Hurontario Street LRT route supports the 
Official Plan Amendment seeking increased height and the Zoning By-law Amendment 
seeking permission for a mix of uses at grade. 
 
The site transitions to abutting low rise single family housing through a proposed 
stepping bult form to ensure minimal impact to stable residential areas. The proposal’s 
14-storey height matches the character of existing mixed-use developments along 
Dundas Street and fits with the overall vision for greater intensification along a 
designated Intensification Corridor.  
 
255 Dundas Street West enhances the public realm and pedestrian environment along 
both Dundas Street and Parkerhill Road by providing active retail frontages, and 
introduces built form that will serve as a gateway building for the Dundas Connects 
Master Plan Focus Area, and the Cooksville Neighbourhood Character Area.  
 
In alignment with the City’s Official Plan, the proposal for 255 Dundas Street represents 
good planning for new development within the City of Mississauga and is in the public 
interest. 
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