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The following text attached constitutes Amendment No. 128. 
 
Also attached but not constituting part of the Amendment are Appendices I 
and II. 
 
Appendix I is a description of the Public Meeting held in connection with this 
Amendment. 
 
Appendix II is a copy of the Planning and Building Department report dated 
October 1, 2021, pertaining to this Amendment. 
 



PURPOSE 
 
The purpose of this Amendment is to revise policies pertaining to the 
Meadowvale Neighbourhood Character Area and introduce policies on land use, 
urban design, transportation and housing. 
 
LOCATION 
 
The lands affected by this Amendment are located in the Meadowvale 
Neighbourhood Character Area, as identified in Mississauga Official Plan. 
 
BASIS 
 
Mississauga Official Plan came into effect on November 14, 2012, save and 
except for the outstanding site specific appeals to the Ontario Land Tribunal. 
 
An amendment to the Mississauga Official Plan is required to update the vision 
for the Meadowvale Neighbourhood and ensure future development builds on its 
existing land use and built form characteristics. To achieve the proposed vision 
for Meadowvale, the new policies establish maximum heights and floor space 
index (FSI); provide design guidance for taller buildings; and promote housing 
choice and affordability. 
 
The proposed Amendment is acceptable from a planning standpoint and should 
be approved for the following reasons: 
 
1. The proposed Amendment supports the implementation of the Meadowvale 

Neighbourhood Character Study Directions Report. 
 

2. The proposed Amendment implements Mississauga Official Plan key guiding 
principles that support the creation of a distinct, complete community, 
promote a transportation network that is safe and accessible, and achieve a 
mixed use, walkable urban form. 
 

3. The proposed Amendment will help ensure that future growth is compatible in 
built form and scale to the Meadowvale Neighbourhood context, and 
enhances existing or planned development. 

 



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO 
 
1. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by deleting the floor space index (FSI) 
ranges on Map 16-16: Meadowvale Neighbourhood Character Area. 

 
2. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by adding section 16.16.1 as follows: 
 

16.16.1 Vision 
 

Meadowvale is a vibrant and complete community founded on the principles 
of generous and well-connected open spaces, a diversity of housing types, 
safe and convenient means of moving about, and access to sunlight and 
open skies. As Meadowvale grows from its roots as a master-planned 
community, it will continue to provide a mix of uses and housing options - 
including a range of rental housing by type, unit size and affordability. New 
development shall respect, fit in with, and reinforce the qualities that make 
Meadowvale a unique place to live, work and play. 

 
3. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by renumbering section 16.16.1 Land Use to 
16.16.2, and policy 16.16.1.3 to 16.16.2.4. 

 
4. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by deleting policies 16.16.1.1 and 16.16.1.2. 
 
5. Section 16.16.2, Land Use, Meadowvale Neighbourhood Character Area, of 

Mississauga Official Plan, is hereby amended by adding the following: 
 
16.16.2.1  Meadowvale will maintain its attributes as a master-planned 
community with a mix of uses connected by a network of streets, parks, 
open spaces and walkways. 
 
16.16.2.2  Notwithstanding the policies of this Plan, building heights of up to 
12 storeys may be permitted on lands designated Mixed Use and Residential 
High Density subject to the following requirement: 
 
a. new and existing buildings do not exceed a maximum floor space 

index (FSI) of 2.0. 
 

16.16.2.3  Notwithstanding the policies of this Plan, building heights of up to 
eight storeys may be permitted on lands designated Residential Medium 
Density subject to the following requirements: 
 
a. the development is located in proximity to the Meadowvale Community 

Node, or immediately adjacent to lands designated Mixed Use;  
 

b. the development continues to integrate at least one type of permitted 
low-rise dwelling up to four storeys; and 

  



c. the development meets the height transition policies of Chapter 9: 
Build a Desirable Urban Form of Mississauga Official Plan. 

 
6. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by adding section 16.16.3 as follows: 
 
16.16.3 Urban Design 
 
16.16.3.1  The built form in Meadowvale will preserve an open and green 
character by: 
 
a. limiting the number of taller buildings above eight storeys to appropriate 

locations in the Neighbourhood on lands designated Mixed Use and 
Residential High Density, with a focus near the Meadowvale Community 
Node; 
 

b. maintaining generous access to natural light, sky views and privacy with a 
minimum separation distance of generally 40 metres between portions of 
buildings that are greater than six storeys; and 
 

c. ensuring new buildings above four storeys relate to their surrounding 
context and achieve an appropriate transition in height generally 
consistent with a 45 degree angular plane to adjacent low rise residential 
areas. 

 
16.16.3.2  Taller buildings between nine and 12 storeys will be required to 
incorporate podiums that are a minimum of three storeys and a maximum of 
six storeys. For the purposes of these policies, podium means the base of a 
building that is distinguished from the taller portion of the building by being 
set forward or articulated architecturally. 
 
16.16.3.3 New buildings will be located and oriented to preserve views of the 
green network, with generous setbacks and transitions to parks and open 
spaces. 
 

7. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 
Official Plan, is hereby amended by renumbering section 16.16.2 
Transportation to 16.16.4, policy 16.16.2.1 to 16.16.4.2 and 16.16.2.2 to 
16.16.4.3. 
 

8. Section 16.16.4, Transportation, Meadowvale Neighbourhood Character 
Area, of Mississauga Official Plan, is hereby amended by adding policy 
16.16.4.1 as follows: 

 
16.16.4.1  Meadowvale will build on its existing network of walkways and 
trails. New development will be required to consider how improvements to the 
network can be made to: 
 
a. improve access to the existing walkway and trail network; and 

 
b. incorporate additional pedestrian connections to existing walkways, trails, 

transit routes, transit stops, roads, parks and open spaces. 



 
 
9. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by adding section16.16.5 as follows: 
 

16.16.5 Housing 
 
16.16.5.1  Meadowvale will expand on the range of housing options in new 
developments by: 
 
a. requiring a mix of housing forms; 
 
b. promoting housing options, including appropriately sized units, that meet 
the needs of young adults, older adults and families; and 
 
c. encouraging the provision of affordable housing. 

 
10. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by renumbering section 16.16.3 Special Site 
Policies to 16.16.6. 

 
11. Section 16.16.6.1 (formerly Section 16.16.3.1), Special Site Policies, 

Meadowvale Neighbourhood Character Area, of Mississauga Official Plan, is 
hereby amended by deleting Area B and removing the label of Area A from 
the Special Site Map as follows: 

 

 
 
12. Section 16.16.6.1, Special Site Policies, Meadowvale Neighbourhood 

Character Area, of Mississauga Official Plan, is hereby amended by deleting 
the last part of policy 16.16.6.1.1 (formerly policy 16.16.3.1.1) as follows: 

 
…and on the north side of Battleford Road east of Glen Erin Drive. 

  



13. Section 16.16.6.1, Special Site Policies, Meadowvale Neighbourhood 
Character Area, of Mississauga Official Plan, is hereby amended by deleting 
policy 16.16.6.1.2 (formerly policy 16.16.3.1.2). 

 
14. Section 16.16.6.1, Special Site Policies, Meadowvale Neighbourhood 

Character Area, of Mississauga Official Plan, is hereby amended by deleting 
the last part of the first sentence from policy 16.16.6.1.2 (formerly policy 
16.16.3.1.3) as follows: 

 
…for the lands identified as Area A… 

  



IMPLEMENTATION 
 
Upon the approval of this Amendment by the Council of the Corporation of the 
City of Mississauga, Mississauga Official Plan will be amended in accordance 
with this Amendment. 
 
This Amendment has been prepared based on the Office Consolidation of 
Mississauga Official Plan dated April 8, 2021. 
 
INTERPRETATION 
 
The provisions of Mississauga Official Plan, as amended from time to time 
regarding the interpretation of that Plan, will apply in regard to this Amendment. 
 
This Amendment supplements the intent and policies of Mississauga 
Official Plan. 
 
 
 
 
 
 
http://teamsites.mississauga.ca/sites/18/MOPA/CD.06-MEA.MOPA 128.cb.fs.docx  



 APPENDIX I 
 
 PUBLIC MEETING 
 
All property owners and residents within the City of Mississauga were invited to 
attend a Public Meeting of the Planning and Development Committee held on 
June 14, 2021 in connection with this proposed Amendment. A comment was 
received regarding an ongoing development application in the Meadowvale 
Neighbourhood. The comment was addressed in the Planning and Development 
report dated October 1, 2021 attached to this Amendment as Appendix II. 
  



farsha
Typewritten Text
	APPENDIX II













































































































































































































































































































































































19 / 22

City of Mississauga 
DTAH + Gladki Planning Associates

Community Meeting #3 
February 28, 2019

Meadowvale Neighbourhood Character Study 
Townhouse, Apartment, Retail Commercial  
and Place of Worship Areas

Demonstration Sample illustrating two Tall buildings with a combination of other building types with at grade retail and grocery store.

Demonstration Sample illustrating a single Tall building with a combination of other building types.

FSI
Existing: 0.30
Proposed:2.20

Glen Erin
 Dr.

Windwood Park6040 Glen Erin Drive at  
Britannia Road 
Commercial to 			
Mixed-Use

Windwood Park

Glen
 Erin

 D
r.

Britannia Road

Glen
 Erin

 D
r.

Britannia Road

Glen
 Erin

 D
r.

Britannia Road

Britannia Road

Existing Zoning Envelope

MCAS envelope defined by Framework +  Recommendations

Study Site: Existing 

This neighbourhood retail centre 
is one of the two medium sized 
commercial properties within the 
Study Area. It includes a grocery 
store and other services with surface 
parking. It is adjacent to parkland and 
high-density residential properties 
and address two major streets. A tall 
building is across Britannia Road to 
the southeast.

The demonstration explores 
possible comprehensive mixed-
use redevelopment with a range of 
building types and heights. Given its 
location at the Glen Erin South Sub-
Area, tall buildings are considered 
appropriate. Retail uses would be 
retained. 

Key Features

•	 Deep setbacks from street and 
adjacent uses.  

•	 Transition of height from property 
lines to minimize shadow and 
protect for access to sunlight and 
skyview.

•	 Entrances to grade-related units 
and lobbies facing streets and 
common spaces. 

•	 Maintain and enhance connections 
through the site to adjacent parks.

•	 Common amenity space at-grade.

•	 Parking is structured above or 
below grade with potential for 
some at surface.

•	 Demonstration illustrates different 
possible built form that fits within 
the same controls.

Existing zoning 
envelope

Testing the Draft Recommendations 
Demonstration Model: Site 3

Angular 
Plane from 
Parklands

Larger Tall building 
setback (20m)

18st tower
4st podium

8st mid-rise
(typ.)

grocery 
store at 
grade

8st mid-rise

retail at grade

8st mid-rise
(typ.)

4st stacked
B2B townhouses

8st mid-rise
(typ.)

18st tower
4st podium

Tower 
Separation:50m

8st mid-rise
(typ.)

8 st mid-rise
(typ.)

retail at 
grade

grocery 
store at 
grade

18st tower
4st podium

Sub-Area: Glen Erin South

Retail Commercial Plaza, 1-2 storeys

Parking: 270 surface

Site area: 2.06ha

Current Zoning: Mixed Use (OP), C2

Maximum height: 20.0m/4st 
(sloped roof); 16.5m/4st (flat roof)

FSI
Existing/Permitted: 0.30/0.58

Proposed: 2.52
Retail GFA: 6350sm
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City of Mississauga 
DTAH + Gladki Planning Associates

Community Meeting #3 
February 28, 2019

Meadowvale Neighbourhood Character Study 
Townhouse, Apartment, Retail Commercial  
and Place of Worship Areas

6260 Montevideo Road	at 
Battleford Rd	  
Partial/Full 
Redevelopment

Full redevelopment scenario: Mid-rises and stacked townhouses development closer to the streets, with stacked back-to-back townhouses adjacent to the park.

Partial redevelopment scenario: Mid-rises and stacked townhouses development closer to the streets while 
the existing townhouses adjacent to the park is retained.

FSI
Existing: 0.40
Proposed: 1.24

Montevideo Rd.

Bat
tle

fo
rd

 R
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d

Plowman’s Park

Meadowvale Theatre

Bat
tle

fo
rd

 R
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d

Plowman’s Park

Meadowvale Theatre

Montevideo Rd.

Bat
tle
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rd

 R
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d

Plowman’s Park

Meadowvale Theatre

Montevideo Rd.

Bat
tle

fo
rd

 R
oa

d

Plowman’s Park

Meadowvale Theatre

Montevideo Rd.

Bat
tle

fo
rd

 R
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d

Plowman’s Park

Montevideo Rd.

Existing Zoning Envelope

MCAS envelope defined by Framework +  Recommendations

Study Site: Existing 

This townhouse development is 
currently a rental property with 
surface parking. Its location across 
from the Meadowvale Theatre and 
West Credit Secondary School make 
it an attractive site for potential 
redevelopment and intensification. 
Given its location on the southside 
of Battleford east of the Community 
Node, it is not an appropriate site for 
tall buildings.

Key Features

•	 Two options explored: partial 
and full (or comprehensive) 
redevelopment.

•	 Deep setbacks from street and 
adjacent uses, similar to the existing 
site.  

•	 Transition of height from property 
lines to minimize shadow and 
protect for access to sunlight and 
skyview.

•	 Entrances to grade-related units 
and lobbies facing streets and 
common spaces. 

•	 Maintain and enhance connections 
through the site to adjacent parks.

•	 Common amenity space at-grade.

•	 Parking is structured below grade 
with potential for some at surface.

•	 Demonstration illustrates different 
possible built form that fits within 
the same controls.

Existing zoning 
envelope

Angular 
Plane from 
Parklands

3st existing
townhouses

4st stacked
B2B townhouses

8st mid-rise

6st mid-rise

8st mid-rise

4st stacked
B2B townhouses

4st stacked
B2B townhouses

3st townhouses

4st stacked
B2B townhouses

8st mid-rise

6st mid-rise
3st townhouses

8st mid-rise

Sub-Area: Battleford/Montevideo

Townhouses, 3-storeys, 12 buildings,  
80 units

Parking: Surface

Site area: 2.31ha

Current Zoning: RM4

Maximum height: 10.7m/3 st

FSI
Existing/Permitted: 0.40
Proposed: 1.40

Testing the Draft Recommendations 
Demonstration Model: Site 4

4.2
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Draft policies are shown in red; deleted text is shown as strikeouts; existing policies are in black

16.16 Meadowvale New 

 

Remove FSI ranges from the map.  

16.16.1 Vision 

Meadowvale is a vibrant and complete community 

founded on the principles of generous and well-

connected open spaces, a diversity of housing 

types, safe and convenient means of moving about, 

and access to sunlight and open skies. As 

Meadowvale grows from its roots as a self-

contained, master-planned community, it will 

continue to provide a mix of uses and housing 

options – including a range of rental housing by 

type, unit size and affordability. New development 

shall respect, fit in with, and reinforce the qualities 

that make Meadowvale a unique place to live, work 

and play.  

16.16.116.16.2 Land Use 

16.16.2.1 Meadowvale will maintain its attributes as 

a master-planned community with a mix of uses 

connected by a network of streets, parks, open 

spaces and walkways.   

16.16.2.2 Notwithstanding the policies of this Plan, 

proposals with heights of up to 12 storeys may be 

permitted on lands designated Mixed Use and 

Residential High Density subject to the following 

requirement: 

a. the total gross floor area of new and existing 

buildings does not exceed a maximum floor 

space index (FSI) of 2.0.  

16.16.2.3  Notwithstanding the policies of this Plan, 

proposals with heights of up to 8 storeys may be 

permitted on lands designated Residential Medium 

Density subject to the following requirements: 

4.2
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a. the development is located in proximity to the 

Meadowvale Community Node, or immediately 

adjacent to lands designated Mixed Use;  

b. the development continues to integrate at least 

one type of permitted low-rise dwelling; and 

c. the development meets the transition policies 

of this Plan.   

16.16.1.1 In addition to the general Residential 

Medium and High Density development policies of 

this Plan, the following additional policy applies 

specifically to this Character Area: 

a. in order to create acceptable built form 

transitions, buildings should be limited in height 

when adjacent to low density residential 

neighbourhoods. Buildings  

b. immediately adjacent to low density housing 

forms should be limited to three storeys.  In 

situations where the low density housing forms 

are separated from high density development 

by a public road or other permanent open 

space feature, a height of four to five storeys 

may be compatible. 

16.16.1.2 Lands designated Residential Low Density 

II will not permit the following uses: 

a. triplexes, street townhouses and other forms of 

low-rise dwellings with individual frontages. 

16.16.1.316.16.2.4 Lands designated Residential 

Medium Density will also permit low-rise apartment 

dwellings.  

16.16.3 Urban Design  

16.16.3.1 The built form in Meadowvale will 

preserve an open and green character by: 

a. limiting the number of taller buildings above 8 

storeys to appropriate locations in the 

neighbourhood, with a focal point near the 

Meadowvale Community Node; 

b. maintaining generous access to natural light, 

sky views and privacy with a minimum 

separation distance of generally 40 metres 

between portions of buildings that are greater 

than 6 storeys; and 

c. ensuring appropriate transitions between areas 

of differing planned heights and densities.  

16.16.3.2 In order to maximize access to sunlight, 

sky views and privacy, taller buildings between 9 

and 12 storeys will be required to incorporate 

podiums that are no less than 3 storeys and no 

greater than 6 storeys.   

16.16.3.3 New buildings will be located and oriented 

to preserve views of the green network, with 

generous setbacks and transitions to parks and 

open spaces. 

16.16.216.16.4 Transportation 

16.16.4.1 Meadowvale will build on its existing 

network of walkways and trails. Development will 

be required to consider how improvements to the 

network can be made to: 

4.2
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a. improve access to the existing walkway and trail 

network; and 

b. incorporate additional pedestrian connections 

to existing walkways, trails, transit routes, transit 

stops, roads, parks and open spaces.   

16.16.2.1 16.16.4.2 Prior to giving consideration to 

any proposal to widen Tenth Line, City Council will 

require a neighbourhood traffic study be 

undertaken.  This study should examine alternatives 

to widening Tenth Line, including traffic 

management measures.  In the event that a 

widening is required, its need and justification 

should be clearly documented in accordance with 

the requirements of the document entitled Class 

Environmental Assessment for Municipal Road 

Projects. 

16.16.2.2 16.16.4.3 Truck traffic will be discouraged 

from utilizing Tenth Line West south of the St. 

Lawrence and Hudson Railway in recognition of the 

residential character of Tenth Line West south of 

the railway line. 

16.16.5 Housing 

16.16.5.1 Meadowvale will expand on the range of 

housing options in new developments by: 

a. requiring a mix of housing forms; 

b. promoting unit sizes which address the needs 

of aging in place and young family households; 

and 

c. encouraging the provision of affordable 

housing.  

  

4.2
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16.16.316.16.6 Special Site Policies 

There are sites within the Character Area that merit 

special attention and are subject to the following 

policies. 

16.16.3.1 16.16.6.1 Site 1 

 

Remove Area B from the map.  

16.16.3.1.1 16.16.6.1.1 The lands identified as 

Special Site 1 are located on the south side of 

Aquitaine Avenue, east of Glen Erin Drive and on 

the north side of Battleford Road east of Glen Erin 

Drive. 

16.16.3.1.2 16.16.6.1.2 Notwithstanding the 

provisions of the Residential High Density 

designation, townhouse dwellings will be permitted 

for lands identified as Area B. 

16.16.3.1.3 16.16.6.1.3 Notwithstanding the 

provisions of the Residential High Density 

designation, the following additional policies will 

apply for the lands identified as Area A: 

a. townhouse dwellings will be permitted; and  

b. a. the maximum floor space index (FSI) will be 

1.6. 

16.16.3.2 16.16.6.2 Site 2 

 

16.16.3.2.1 16.16.6.2.1 The lands identified as 

Special Site 2 are located at the northeast corner of 

Glen Erin Drive and Aquitaine Avenue. 

16.16.3.2.2 16.16.6.2.2 Notwithstanding the policies 

of this Plan, a maximum floor space index (FSI) of 

1.4 will be permitted. 

 

 

 

4.2
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16.16.3.3 16.16.6.3 Site 3 

 

16.16.3.3.1 16.16.6.3.1 The lands identified as 

Special Site 3 are located at the southwest corner 

of Battleford Road and Glen Erin Drive. 

16.16.3.3.2 16.16.6.3.2 Notwithstanding the policies 

of this Plan, two apartment dwellings with 

maximum heights of 12 and 15 storeys will be 

permitted.  

4.2
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Planning Rationale for Proposed Amendments to Mississauga Official Plan (MOP), Chapter 16 Neighbourhoods, 

16.16 Meadowvale  

Section Change Proposed Changes to MOP Planning Rationale 

Map 16:16 

Meadowvale 
Neighbourhood 
Character Area 

Revised 

 

New policies expand on and replace the need for floor 

space index (FSI) values on the Character Area Map.  

16.16.1 

Vision 

Added 16.16.1 Meadowvale is a vibrant and complete community 

founded on the principles of generous and well-connected 

open spaces, a diversity of housing types, safe and 

convenient means of moving about, and access to sunlight 

and open skies. As Meadowvale grows from its roots as a 

master-planned community, it will continue to provide a mix 

of uses and housing options – including a range of rental 

housing by type, unit size and affordability. New 

development shall respect, fit in with, and reinforce the 

As a master-planned community, Meadowvale contains 

the key characteristics of a vibrant and complete 

community. The vision encapsulates several of those 

characteristics that make Meadowvale a unique and great 

place to live: the importance of generous and well-

connected open spaces, a diversity of housing types, safe 

and convenient means of moving about and access to 

sunlight and open skies. These qualities will continue to 

define the community as new development occurs in 

Meadowvale. 

4.2



2 

Appendix 2 
 

 
 

Section Change Proposed Changes to MOP Planning Rationale 

qualities that make Meadowvale a unique place to live, work 

and play. 

16.16.2 

Land Use 

Removed 16.16.2.1 In addition to the general Residential Medium and 

High Density development policies of this Plan, the following 

additional policy applies specifically to this Character Area: 

a. in order to create acceptable built form transitions, 

buildings should be limited in height when adjacent to 

low density residential neighbourhoods. Buildings 

immediately adjacent to low density housing forms 

should be limited to three storeys. In situations where 

the low density housing forms are separated from high 

density development by a public road or other 

permanent open space feature, a height of four to five 

storeys may be compatible. 

New policies expand on and replace this policy. 

 Removed 16.16.2.2 Lands designated Residential Low Density II will 

not permit the following uses: 

a. triplexes, street townhouses and other forms of low-rise 

dwellings with individual frontages. 

The policy is captured in existing zoning regulations for 

lands designated Residential Low Density II.    

 Added 16.16.2.1 Meadowvale will maintain its attributes as a 

master-planned community with a mix of uses connected by 

a network of streets, parks, open spaces and walkways. 

The policy reinforces the importance of the existing mix of 

uses and transportation network, including active 

transportation, in creating a vibrant and complete 

community.  

 Added 16.16.2.2 Notwithstanding the policies of this Plan, building 

heights of up to 12 storeys may be permitted on lands 

designated Mixed Use and Residential High Density subject 

to the following requirement: 

a. new and existing buildings do not exceed a maximum 

floor space index (FSI) of 2.0. 

Recent development interest suggests that infill and 

redevelopment opportunities exist in the Meadowvale 

Neighbourhood. Based on the results of the Meadowvale 

Neighbourhood Character Area Study, which included a 

capacity study, built form modeling, analysis of existing 

precedents, and input from the community, a maximum 
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Section Change Proposed Changes to MOP Planning Rationale 

height of 12 storeys and FSI of 2.0 are recommended for 

lands designated Mixed Use and Residential High Density 

in MOP. The proposed maximum height of 12 storeys is 

lower than the Community Node, and generally reflective 

of the existing context. A maximum FSI of 2.0 allows for a 

modest increase of density on potential development sites 

that is reasonable for a Neighbourhood, and is reflective of 

the density being achieved in recent development 

applications.  

 Added 16.16.2.3  Notwithstanding the policies of this Plan, building 

heights of up to 8 storeys may be permitted on lands 

designated Residential Medium Density subject to the 

following requirements: 

a. the development is located in proximity to the 

Meadowvale Community Node, or immediately adjacent 

to lands designated Mixed Use; 

 

b. the development continues to integrate at least one type 

of permitted low-rise dwelling up to 4 storeys; and 

 

c. the development meets the transition policies of Chapter 

9: Build a Desirable Urban Form. 

Currently, the Meadowvale Neighbourhood does not 

contain a significant stock of mid rise buildings. Increasing 

the height permissions on Residential Medium Density 

sites in the most appropriate locations near the 

Community Node and Mixed Use lands will help diversify 

Meadowvale’s housing stock. At the same time, the 

policies emphasize the continued importance of a diverse 

low rise housing stock, including townhouses that are 

predominant on Residential Medium Density lands. This 

will meet the housing needs of the community and provide 

a reasonable height transition to the adjacent 

development context that preserves privacy and minimizes 

shadow impact. 

16.16.3 

Urban Design 

Added 16.16.3.1 The built form in Meadowvale will preserve an 

open and green character by: 

a. limiting the number of taller buildings above 8 storeys to 

appropriate locations in the Neighbourhood on lands 

designated Mixed Use and Residential High Density, 

with a focus near the Meadowvale Community Node; 

 

Meadowvale’s existing land use structure is reflective of 

the original master planning for the Neighbourhood that 

directed the tallest buildings near the Community Node 

and Lake Aquitaine. The urban design policies seek to 

maintain Meadowvale’s open and green character, and 

generous access to natural light, sky views and privacy. 

The minimum separation distance between taller buildings 

and height control policies reflect established best 

planning practices and consider the built form context, 
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Section Change Proposed Changes to MOP Planning Rationale 

b. maintaining generous access to natural light, sky views 

and privacy with a minimum separation distance of 

generally 40 metres between portions of buildings that 

are greater than 6 storeys; and 

 

c. ensuring new developments relate to their surrounding 

context and achieve an appropriate transition in height 

to abutting low rise residential dwellings generally 

consistent with a 45 degree angular plane measured 

from the lot line. 

including existing average distances between existing 

taller buildings.  

 Added 16.16.3.2 Taller buildings between 9 and 12 storeys will be 

encouraged to incorporate podiums that are no less than 3 

storeys and no greater than 6 storeys. 

Podiums are encouraged to promote a consistent, human-

scaled streetwall.  

 Added 16.16.3.3 New buildings will be located and oriented to 

preserve views of the green network, with generous 

setbacks and transitions to parks and open spaces. 

Generous setbacks and height transitions to parks and 

open spaces are an existing feature of the Meadowvale 

Neighbourhood. The proposed policy will help ensure 

continued visibility and views of parks and open spaces 

from the surrounding Neighbourhood.  

16.16.4 

Transportation 

Added 16.16.4.1 Meadowvale will build on its existing network of 

walkways and trails. New development will be required to 

consider how improvements to the network can be made to: 

a. improve access to the existing walkway and trail 

network; and 

 

b. incorporate additional pedestrian connections to existing 

walkways, trails, transit routes, transit stops, roads, 

parks and open spaces.   

The Meadowvale Neighbourhood has an extensive 

network of pedestrian walkways and trails. New 

development should consider opportunities to improve 

access to this network as well as the walkability of the 

Neighbourhood through new pedestrian connections.  

16.16.5 

Housing 

Added 16.16.5.1 Meadowvale will expand on the range of housing 

options in new developments by: 

Meadowvale has a good mix of housing by type, unit size 

and affordability that should be preserved and 
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Section Change Proposed Changes to MOP Planning Rationale 

a. requiring a mix of housing forms; 

 

b. promoting housing options, including appropriately sized 

units, that meet the needs of young adults, older adults 

and families; and 

 

c. encouraging the provision of affordable housing. 

strengthened through new development. The policies 

emphasize an expanded range of housing options, 

including appropriately sized units and affordable housing, 

to meet the needs of the community.  

16.16.6 

Special Site 

Revised 

 

Area B is built and as such, is deleted from Special Site 1. 

Area A becomes the location of the Special Site Map and 

no longer needs to be labeled. Related Special Site 

policies have been revised to reference the updated Map.  
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By-law No. _______________________ 
 

A by-law to Adopt Mississauga Official Plan Amendment No. 128 

 

WHEREAS in accordance with the provisions of sections 17 or 21 of the 

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

adopt an Official Plan or an amendment thereto; 

 

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

Ministry of Municipal Affairs and Housing authorized the Regional Municipality of 

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

any or all proposed Local Municipal Official Plan Amendments; 

 

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

exempted all Local Municipal Official Plan Amendments adopted by local 

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

Regional Official Plan and comply with conditions of exemption; 

 

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

advised that, with regard to Amendment No. 128, in his or her opinion the 

amendment conforms with the Regional Official Plan and is exempt; 

 

AND WHEREAS, Council desires to adopt certain amendments to 

Mississauga Official Plan regarding policy changes within the Meadowvale 

Neighbourhood Character Area; 

 

NOW THEREFORE the Council of The Corporation of the City of 

Mississauga ENACTS as follows: 

 

1. The document attached hereto, constituting Amendment No. 128 to 

Mississauga Official Plan, is hereby adopted. 

 

 

ENACTED and PASSED this _______ day of ____________________, 2021. 

 

 
Signed _______________________      Signed _______________________ 

                                            MAYOR                                                CLERK 
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Amendment No. 128 
 
 to 
 
 Mississauga Official Plan 
 
  
 
 
The following text attached constitutes Amendment No. 128. 
 
Also attached but not constituting part of the Amendment are Appendices I 
and II. 
 
Appendix I is a description of the Public Meeting held in connection with this 
Amendment. 
 
Appendix II is a copy of the Planning and Building Department report dated 
October 1, 2021, pertaining to this Amendment. 
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PURPOSE 
 
The purpose of this Amendment is to revise policies pertaining to the 
Meadowvale Neighbourhood Character Area and introduce policies on land use, 
urban design, transportation and housing.  
 
LOCATION 
 
The lands affected by this Amendment are located the Meadowvale 
Neighbourhood Character Area, as identified in Mississauga Official Plan. 
 
BASIS 
 
Mississauga Official Plan came into effect on November 14, 2012, save and 
except for the outstanding site specific appeals to the Ontario Land Tribunal. 
 
An amendment to the Mississauga Official Plan is required to update the vision 
for the Meadowvale Neighbourhood and ensure future development builds on its 
existing land use and built form characteristics. To achieve the proposed vision 
for Meadowvale, the new policies establish maximum heights and floor space 
index (FSI); provide design guidance for taller buildings; and promote housing 
choice and affordability. 
 
The proposed Amendment is acceptable from a planning standpoint and should 
be approved for the following reasons: 
 
1. The proposed Amendment supports the implementation of the Meadowvale 

Neighbourhood Character Study Directions Report. 
 

2. The proposed Amendment implements Mississauga Official Plan key guiding 
principles that support the creation of a distinct, complete community, 
promote a transportation network that is safe and accessible, and achieve a 
mixed use, walkable urban form. 
 

3. The proposed Amendment will help ensure that future growth is compatible in 
built form and scale to the Meadowvale Neighbourhood context, and 
enhances existing or planned development. 
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DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO 
 
1. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by deleting the floor space index (FSI) 
ranges on Map 16.16: Meadowvale Neighbourhood Character Area.  

 
2. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by adding 16.16.1 as follows: 
 

16.16.1 Vision 
 

Meadowvale is a vibrant and complete community founded on the principles 
of generous and well-connected open spaces, a diversity of housing types, 
safe and convenient means of moving about, and access to sunlight and 
open skies. As Meadowvale grows from its roots as a master-planned 
community, it will continue to provide a mix of uses and housing options – 
including a range of rental housing by type, unit size and affordability. New 
development shall respect, fit in with, and reinforce the qualities that make 
Meadowvale a unique place to live, work and play.  

 
3. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by renumbering Section 16.16.1 Land Use 
to Section 16.16.2, and Policy 16.16.1.3 to 16.16.2.4.  
 

4. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 
Official Plan, is hereby amended by deleting Policies 16.16.1.1 and 16.16.1.2. 

 
5. Section 16.16.2, Land Use, Meadowvale Neighbourhood Character Area, of 

Mississauga Official Plan, is hereby amended by adding the following: 
 
16.16.2.1 Meadowvale will maintain its attributes as a master-planned 
community with a mix of uses connected by a network of streets, parks, 
open spaces and walkways.   
 
16.16.2.2 Notwithstanding the policies of this Plan, building heights of up to 
12 storeys may be permitted on lands designated Mixed Use and Residential 
High Density subject to the following requirement: 
 

a. new and existing buildings do not exceed a maximum floor space 
index (FSI) of 2.0. 
 

16.16.2.3 Notwithstanding the policies of this Plan, building heights of up to 
eight storeys may be permitted on lands designated Residential Medium 
Density subject to the following requirements: 
 

a. the development is located in proximity to the Meadowvale 
Community Node, or immediately adjacent to lands designated 
Mixed Use;  
 

b. the development continues to integrate at least one type of permitted 
low-rise dwelling up to four storeys; and 
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c. the development meets the height transition policies of Chapter 9: 
Build a Desirable Urban Form, of Mississauga Official Plan. 

 
6. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by adding 16.16.3 as follows: 
 
16.16.3 Urban Design 
 
16.16.3.1 The built form in Meadowvale will preserve an open and green 
character by: 
 
a. limiting the number of taller buildings above eight storeys to appropriate 

locations in the Neighbourhood on lands designated Mixed Use and 
Residential High Density, with a focus near the Meadowvale Community 
Node; 
 

b. maintaining generous access to natural light, sky views and privacy with a 
minimum separation distance of generally 40 metres between portions of 
buildings that are greater than six storeys; and 
 

c. ensuring new developments relate to their surrounding context and 
achieve an appropriate transition in height to abutting low rise residential 
dwellings generally consistent with a 45 degree angular plane measured 
from the lot line. 

 
16.16.3.2 Taller buildings between nine and 12 storeys will be encouraged to 
incorporate podiums that are no less than three storeys and no greater than 
six storeys. 
 
16.16.3.3 New buildings will be located and oriented to preserve views of the 
green network, with generous setbacks and transitions to parks and open 
spaces.  
 

7. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 
Official Plan, is hereby amended by renumbering Section 16.16.2 
Transportation to Section 16.16.4, Policy 16.16.2.1 to 16.16.4.2 and Policy 
16.16.2.2 to 16.16.4.3.  
 

8. Section 16.16.4, Transportation, Meadowvale Neighbourhood Character 
Area, of Mississauga Official Plan, is hereby amended by adding Policy 
16.16.4.1 as follows: 

 
16.16.4.1 Meadowvale will build on its existing network of walkways and 
trails. New development will be required to consider how improvements to the 
network can be made to: 
 

a. improve access to the existing walkway and trail network; and 
 

b. incorporate additional pedestrian connections to existing walkways, 
trails, transit routes, transit stops, roads, parks and open spaces.   
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9. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 
Official Plan, is hereby amended by adding 16.16.5 as follows: 

 
16.16.5 Housing 
 
16.16.5.1 Meadowvale will expand on the range of housing options in new 
developments by: 
 

a. requiring a mix of housing forms; 
 

b. promoting housing options, including appropriately sized units, that 
meet the needs of young adults, older adults and families; and 
 

c. encouraging the provision of affordable housing.  

 
10. Section 16.16, Meadowvale Neighbourhood Character Area, of Mississauga 

Official Plan, is hereby amended by renumbering Section 16.16.3 Special 
Site Policies to Section 16.16.6. 

 
11. Section 16.16.6.1, Site 1, Meadowvale Neighbourhood Character Area, of 

Mississauga Official Plan, is hereby amended by deleting Area B and 
removing the label of Area A from the Special Site Map as follows: 

 

 
 
12. Section 16.16.6.1, Site 1, Meadowvale Neighbourhood Character Area, of 

Mississauga Official Plan, is hereby amended by deleting the last part of 
Policy 16.16.6.1.1 (formerly Policy 16.16.3.1.1) as follows: 

 
…and on the north side of Battleford Road east of Glen Erin Drive. 
 

13. Section 16.16.6.1, Site 1, Meadowvale Neighbourhood Character Area, of 
Mississauga Official Plan, is hereby amended by deleting Policy 16.16.6.1.2 
(formerly Policy 16.16.3.1.2). 
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14. Section 16.16.6.1, Site 1, Meadowvale Neighbourhood Character Area, of 
Mississauga Official Plan, is hereby amended by deleting the last part of the 
first sentence from Policy 16.16.6.1.2 (formerly Policy 16.16.3.1.3) as follows: 

 
…for the lands identified as Area A… 
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IMPLEMENTATION 
 
Upon the approval of this Amendment by the Council of the Corporation of the 
City of Mississauga, Mississauga Official Plan will be amended in accordance 
with this Amendment. 
 
This Amendment has been prepared based on the Office Consolidation of 
Mississauga Official Plan dated April 8, 2021.  
 
INTERPRETATION 
 
The provisions of Mississauga Official Plan, as amended from time to time 
regarding the interpretation of that Plan, will apply in regard to this Amendment. 
 
This Amendment supplements the intent and policies of Mississauga 
Official Plan. 
 
 
 
 
 
 
 
http://teamsites.mississauga.ca/sites/18/mopa/cd.06-mea.mopa 128.cb.september 22, 2021.docx 
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 APPENDIX I 
 
 PUBLIC MEETING 
 
 
 
A newspaper advertisement was published in the Mississauga News on May 20, 
2021 to inform the public to attend a Public Meeting of the Planning and 
Development Committee, held on June 14, 2021 in connection with this proposed 
Amendment. There were no deputations at the Public Meeting. A single written 
comment was received regarding an ongoing development application in the 
Meadowvale Neighbourhood. The comment was addressed in the Planning and 
Development report dated October 1, 2021 attached to this Amendment as 
Appendix II.   
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A by-law to Adopt Mississauga Official Plan Amendment No. 128 

 

WHEREAS in accordance with the provisions of sections 17 or 21 of the 

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

an Official Plan or an amendment thereto; 

 

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

Municipal Affairs and Housing authorized the Regional Municipality of Peel, ("Region" or 

"Regional"), an approval authority, to exempt from its approval any or all proposed Local 

Municipal Official Plan Amendments; 

 

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

all Local Municipal Official Plan Amendments adopted by local councils in the Region after 

March 1, 2000, provided that they conform with the Regional Official Plan and comply with 

conditions of exemption; 

 

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

that, with regard to Amendment No. 128, in his or her opinion the amendment conforms with 

the Regional Official Plan and is exempt; 

 

AND WHEREAS, Council desires to adopt certain amendments to Mississauga 

Official Plan regarding policy changes within the Meadowvale Neighbourhood Character 

Area; 

 

NOW THEREFORE the Council of The Corporation of the City of Mississauga 

ENACTS as follows: 

 

1. The document attached hereto, constituting Amendment No. 128 to Mississauga 

Official Plan, is hereby adopted. 

 

 

ENACTED and PASSED this ___________ day of ________________________, 2021. 

 

 

 

_______________________________ 

MAYOR 

 
 

_______________________________ 

CLERK 
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Planning and Development Committee 

Date: 
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June 14, 2021 

6:01 PM 

Online Video Conference 

Members Present Mayor Bonnie Crombie 
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1. CALL TO ORDER – 6:01 PM

2. DECLARATION OF CONFLICT OF INTEREST - Nil

3. MINUTES OF PREVIOUS MEETING

3.1 Planning and Development Committee Meeting Draft Minutes - May 31, 2021 

Approved (Councillor C. Fonseca) 

4. MATTERS CONSIDERED

4.1 PUBLIC MEETING INFORMATION REPORT (WARD 9) 

Meadowvale Neighbourhood Directions Report and Proposed Official Plan Amendment 

File: CD.06 MEA 

Christian Binette, Planner provided an overview of the Meadowvale Neighbourhood 

Directions Report and Proposed Official Plan Amendment. Councillor Saito spoke to the 

background and community engagement involved in the proposed land use policy 

changes. 

RECOMMENDATION PDC-0039-2021 

Moved By Councillor P. Saito 

1. That the report titled “Meadowvale Neighbourhood Character Study Directions

Report”, dated April 2021 from DTAH and Gladki Planning Associates, be received

for information.

2. That the report titled “Meadowvale Neighbourhood Directions Report and Proposed

Official Plan Amendment” dated May 21, 2021, from the Commissioner of Planning

and Building, be received for information.

3. That the submissions made at the public meeting held on June 14, 2021 to consider

the report titled “Meadowvale Neighbourhood Directions Report and Proposed

Official Plan Amendment” dated May 21, 2021, from the Commissioner of Planning

and Building, be received for information.

YES (10): Mayor Crombie, Councillor S. Dasko, Councillor K. Ras, Councillor C. 

Fonseca, Councillor J. Kovac, Councillor R. Starr, Councillor M. Mahoney, Councillor S. 

McFadden, Councillor G. Carlson , and Councillor P. Saito 

ABSENT (2): Councillor D. Damerla, Councillor C. Parrish 

Carried (10 to 0) 

4.2 PUBLIC MEETING RECOMMENDATION REPORT (WARD 4) 

Official Plan Amendment and Rezoning applications to permit a 32 storey apartment 

building with ground floor commercial uses. 

Address: 1 Fairview Road East 
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Applicant: Edenshaw Fairview Developments Inc. 

File: OZ 20/001 W4 

Adam Lucas, Development Planner provided an overview of the Official Plan 

Amendment and Rezoning applications. 

Councillor Saito departed the meeting at 6:29 PM. 

The following persons spoke: 

1. Debrah Kormos, Resident expressed concerns with the height of the proposed

development and the driveway access to the adjacent building during

construction.

2. Larry Lindsay, Resident expressed concerns with the proposed height, shadow

impact, traffic impact, wind impact, and light pollution.

Councillor Kovac spoke to the background of the application, the community 

engagement and managing the future growth plans. Councillor Kovac enquired about 

maintaining the Official Plan policies, compatibility with the character of the area, 

shadow and traffic impact studies, the employment to population ratio, and affordable 

housing. 

Adam Lucas, Planner explained the following: 

• The proposed height is appropriate for the area and is appropriate built form for

the intensification corridor along Hurontario Street;

• The development is subject to site plan approval, which staff will use to ensure

that access to the adjacent building’s driveway is not impeded as a result of the

construction activity;

• The shadow impacts meet the City’s standards on the adjacent area;

• Through the site plan approval process there will be further details on wind

mitigation measures;

• The implementation of the low impact design features will be part of the site plan

approval process where staff will be looking to reduce the impact of lighting on

adjacent properties;

• The policies of the Official Plan have been maintained by this project and it is

compatible with the character of the area;

• The proposed development is mostly residential and is trending to address the

1:1 employment to population ratio; and

• 18-1 bedroom affordable housing units have been secured for this development

Jeremy Blair, Manager, Transportation Infrastructure Management advised that the 

traffic impact study determined the amount of traffic generated was acceptable. 
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RECOMMENDATION PDC-0040-2021 

Moved By Councillor J. Kovac 

1. That the applications under File OZ 20/001 W4, Edenshaw Fairview Developments 

Limited, 1 Fairview Road East, to amend Mississauga Official Plan to Residential 

High Density and to change the zoning to H-RA5-Exception to permit a 32 storey 

apartment building with ground floor commercial uses in conformity with the 

provisions outlined in Appendix 2; be approved subject to the conditions referenced 

in the staff report dated May 21, 2021 from the Commissioner of Planning and 

Building. 

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

external agency concerned with the development. 

3. That the decision of Council for approval of the rezoning application be considered 

null and void, and a new development application be required unless a zoning by-

law is passed within 18 months of the Council decision. 

4. That the "H" holding symbol be removed from the H-RA5-Exception (Apartments) 

zoning applicable to the subject lands, by further amendment upon confirmation from 

applicable agencies and City Departments that matters as outlined in the report 

dated May 21, 2021, from the Commissioner of Planning and Building have been 

satisfactorily addressed. 

5. That notwithstanding subsection 45.1.3 of the Planning Act, subsequent to Council 

approval of the development application, the applicant can apply for a minor 

variance application, provided that the height and FSI shall not increase. 

6. That two oral submissions be received. 

YES (9): Mayor Crombie, Councillor S. Dasko, Councillor K. Ras, Councillor C. Fonseca, 

Councillor J. Kovac, Councillor R. Starr, Councillor M. Mahoney, Councillor S. 

McFadden, and Councillor G. Carlson 

ABSENT (3): Councillor D. Damerla, Councillor C. Parrish, and Councillor P. Saito 

Carried (9 to 0) 

 

4.3 REMOVAL OF THE "H" HOLDING PROVISION FROM ZONING BY-LAW 0225-2007 

REPORT (WARD 1) 

ground floor commercial space and four levels of underground parking 

78 Park Street East, 22 – 28 Ann Street, west of Hurontario Street, north of Park Street 

Owner: Edenshaw Ann Developments Limited 

File: H-OZ 20/001 W1 

 David Ferro, Development Planner provided an overview of the application to remove 

the “H” holding provision. Councillor Dasko expressed support for the application. 
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RECOMMENDATION PDC-0041-2021 

Moved By Councillor S. Dasko 

That the report dated May 21, 2021, from the Commissioner of Planning and Building 

recommending approval of the removal of the "H" holding provision application, under 

File HOZ 20/001 W1, Edenshaw Ann Developments Limited, 78 Park Street East and 22 

– 28 Ann Street, be adopted and that the Planning and Building Department be 

authorized to prepare the bylaw for Council's passage. 

YES (9): Mayor Crombie, Councillor S. Dasko, Councillor K. Ras, Councillor C. Fonseca, 

Councillor J. Kovac, Councillor R. Starr, Councillor M. Mahoney, Councillor S. 

McFadden, and Councillor G. Carlson 

ABSENT (3): Councillor D. Damerla, Councillor C. Parrish, and Councillor P. Saito 

Carried (9 to 0) 

 

4.4 REMOVAL OF THE "H" HOLDING PROVISION FROM ZONING BY-LAW 0225-2007. 

REPORT (WARD 2) 

Application to remove the "H" holding provision to permit a 176 unit four storey stacked 

and back to back townhouse development  and two, three storey, commercial blocks  
1101 – 1125 Clarkson Road North, east of Clarkson Road North, north of Lakeshore 

Road West 

Owner: Clarkson Road Holdings Inc. 
File: H-OZ 19/007 W2 

 David Ferro, Development Planner provided an overview of the application to remove 

the “H” holding provision. 

RECOMMENDATION PDC-0042-2021 

Moved By Councillor K. Ras 

That the report dated May 21, 2021, from the Commissioner of Planning and Building 

recommending approval of the removal of the "H" holding provision application, under 

File HOZ 19/007 W2, Clarkson Road Holdings Inc., 1101-1125 Clarkson Road North, be 

adopted and that the Planning and Building Department be authorized to prepare the 

bylaw for Council's passage. 

YES (9): Mayor Crombie, Councillor S. Dasko, Councillor K. Ras, Councillor C. Fonseca, 

Councillor J. Kovac, Councillor R. Starr, Councillor M. Mahoney, Councillor S. 

McFadden, and Councillor G. Carlson 

ABSENT (3): Councillor D. Damerla, Councillor C. Parrish, and Councillor P. Saito 

Carried (9 to 0) 
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4.5 REMOVAL OF THE "H" HOLDING PROVISION FROM ZONING BY-LAW 0225-2007 

REPORT (WARD 11) 

Application to remove the holding provision to permit a six storey self-storage building 
250 Derry Road West, south side of Derry Road West, east of McLaughlin Road 

Owner: Derry Storage Corporation 
File: H-OZ 19/008 W11 - Bill 139 

 No discussion took place on this matter. 

RECOMMENDATION PDC-0043-2021 

Moved By Councillor K. Ras 

That the report dated May 21, 2021 from the Commissioner of Planning and Building 

recommending approval of the removal of the "H" holding provision application from the 

text of By-law 0225-2007 and the "H" symbol from the zoning map, under File H-OZ 

19/008 W11, Derry Storage Corporation, 250 Derry Road West, be adopted and that the 

Planning and Building Department be authorized to prepare the bylaw for Council's 

passage. 

YES (9): Mayor Crombie, Councillor S. Dasko, Councillor K. Ras, Councillor C. Fonseca, 

Councillor J. Kovac, Councillor R. Starr, Councillor M. Mahoney, Councillor S. 

McFadden, and Councillor G. Carlson 

ABSENT (3): Councillor D. Damerla, Councillor C. Parrish, and Councillor P. Saito 

Carried (9 to 0) 

5. ADJOURNMENT – 7:22 PM (Councillor S. Dasko) 
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June 29th, 2021 File: 1185-001 

City of Mississauga  

Planning and Building Department 

300 City Centre Drive  

Mississauga, Ontario  

L5B 3C1 

Attention: Lorie Sterritt,  

Acting Manager, Development North 

Christian Binette, 

Planner, Planning Programs 

Re: Meadowvale Neighbourhood Character Study  

Proposed Official Plan Policies  

6719 Glen Erin Drive, City of Mississauga  

Development Application (City File: OZ/OPA 20 19) 

____________________________________________________________ 

Glen Schnarr & Associates Inc. (GSAI) are the planning consultants representing the owners of 

the above noted property. On September 15th, 2020, Official Plan and Zoning By-law Amendment 

applications were submitted to the City of Mississauga to permit a new 12-storey affordable rental 

apartment building and five (5) blocks of rental townhouses in addition to the existing rental 

building. The applications were subsequently deemed complete on November 5th, 2020.  

On March 24, 2021, GSAI and IBI architects met with staff to discuss building design and site 

configuration comments received as part of the first submission circulation. Following the 

meeting, staff confirmed via email that the current building configuration and specifically the 

proposed building separation are acceptable.   
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GSAI attended the Meadowvale Neighbourhood Character Study Community Meeting on April 

29th, 2021 and the Public Meeting on June 14th, 2021. We have since reviewed the proposed 

amendments to the Official Plan presented for the first time at the Public Meeting. Given the 

submission date of the applications, the ongoing discussions with staff, the cooperative nature of 

those discussions and the subsequent revisions made to the current proposal, we trust that this 

project will not be subject to the 40 metre building separation policy requirement and the 

requirement for a podium no less than three storeys and no more than 6 storeys.  

 

We kindly request that staff continue to keep us informed of any updates and major milestones 

pertaining to this study and any related amendments to the Official Plan or Zoning By-law. We 

trust that our positive discussions and agreements will be honoured in the review of and in any 

formal decisions made relating to the above applications.  

 

We look forward to continuing to work with staff on the proposed development applications and 

the initiatives being undertaken for the Meadowvale area.  

 

 

Yours very truly, 

 

GLEN SCHNARR AND ASSOCIATES INC. 

 

 

 

________________________________________ 

Bruce McCall-Richmond, MCIP, RPP 

Associate  

 

E: BruceMR@gsai.ca 

C: 647-987-9053  
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Appendix 6 – Summary of Applicable Policies 

 
The proposed Mississauga Official Plan (MOP) amendment for the Meadowvale Neighbourhood 

Character Area aligns with the current Provincial, Regional and Mississauga Official Plan and 

Policies as summarized below. The following assessment provides a general summary of the 

intent of the policies.  

 

Provincial Policy Statement (2020) 

The Provincial Policy Statement (PPS) provides direction on managing growth and creating 

communities that are liveable, healthy and resilient. The PPS highlights the importance of the 

efficient use of land and resources, a range of housing options, a mix of employment 

opportunities and access to recreation, parks and open spaces. The proposed MOP 

amendment for the Meadowvale Neighbourhood is consistent with the PPS.   

 

Please see more details below: 

 

 Development and Land Use Patterns: Policy 1.1.3 requires a mix of land uses and 

densities that efficiently use land and resources, and support active transportation and 

are transit-supportive. The proposed policies support new development opportunities 

that will ensure the continued efficient use of land and resources in Meadowvale, 

including existing and planned transportation infrastructure.  

 

 Housing: Policy 1.1.1 and section 1.4 require a range and mix of housing options, 

including affordable housing. The proposed policies encourage development in 

Meadowvale to incorporate a range of housing choices (including affordable housing) to 

accommodate changes in community needs over time. 

 

 Public Spaces and Recreation: Section 1.5 provides direction for public spaces, parks 

and open space. Specifically, policy 1.5.1.b states that communities should plan and 

provide for a range and equitable distribution of parks, public spaces, open spaces, trails 

and linkages that promote recreation. The proposed policies emphasize the importance 

of improved pedestrian connections to public spaces in Meadowvale. 

 

 Multi-Modal Transportation: Policy 1.5.1.a promotes active communities and active 

transportation. The proposed policies seek additional active transportation connections 

through new developments.  
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A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Consolidation, 

2020) 

A Place to Grow (the Growth Plan) is the Province’s growth management strategy. It highlights 

the importance of building complete communities, supporting economic development, and 

directing intensification to strategic growth areas to make efficient use of land and optimize 

infrastructure. The proposed MOP amendment for the Meadowvale Neighbourhood conforms to 

the Growth Plan.   

 

Please see more details below: 

 

 Complete Communities: Section 2.1 and policy 2.2.1.4 promote the concept of 

“complete communities.”  These are communities that are well designed to meet 

people’s needs for daily living throughout an entire lifetime by providing convenient 

access to an appropriate mix of jobs, local services, public service facilities, and a full 

range of housing to accommodate a range of incomes and household size. Policy 

2.2.6.1.a provides direction to support a range and mix of housing options, including 

affordable housing, to meet the needs of current and future residents. The proposed 

policies emphasize the continued importance of a mix of uses and range of housing 

options for the Meadowvale Neighbourhood. 

 

 Manage Growth: Section 2.2 directs the future population and employment growth to 

settlement areas within the Greater Golden Horseshoe. Section 2.2 also directs the 

highest densities to Urban Growth Centres as well as Transit Corridors and Station 

Areas as opposed to areas such as the Meadowvale Neighbourhood. The proposed 

policies facilitate new development opportunities in a manner that is appropriate for the 

Meadowvale Neighbourhood context.  

 

 Transportation Network: Policy 3.2.3.4 directs municipalities to ensure that active 

transportation networks are comprehensive and integrated into transportation planning. 

The proposed policies promote additional pedestrian connections through new 

development. 
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Region of Peel Official Plan (Consolidation, 2018) 

The Regional Official Plan (ROP) provides direction and a strategic policy framework to guide 

development and growth in Peel Region and Mississauga. The over-arching theme of the ROP 

is sustainability – supporting the needs of present populations without compromising future 

generations. The sustainability framework encompasses environmental, social, economic and 

cultural pillars in order to ensure that the Region develops holistically and creates the conditions 

for thriving communities. The proposed MOP amendment for the Meadowvale Neighbourhood 

conforms to the ROP.   

 

Please see more details below: 

 

 Complete Communities: Policy 5.3.1.3 provides direction to establish healthy, 

complete communities that contain living, working and recreational opportunities, which 

respect the natural environment, resources and the characteristics of existing 

communities. The proposed policies respect Meadowvale’s existing character and will 

help ensure it continues to develop as a healthy, complete community.  

 

 Housing: Section 5.8 provides direction for municipalities to plan for a range and mix of 

housing, specifically policy 5.8.2.3 encourages and supports municipalities to plan for a 

range of housing options and forms, including affordable housing to enable all residents 

to remain within their communities. The proposed policies reinforce these housing policy 

directions.  

 

 Active Transportation: Policy 5.9.10.2.1 provides direction for integrated transportation 

planning with pedestrian and cycling networks that are safe, attractive and accessible, 

and provide linkages between areas and to adjacent neighbourhoods. The proposed 

policies promote opportunities for additional pedestrian connections through new 

development.  
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Mississauga Official Plan  

The proposed policy changes for the Meadowvale Neighbourhood reinforces the current policies 

and objectives of MOP.  

 

 City Structure and Growth: Chapter 5, Section 5.3 identifies an urban hierarchy for 

Mississauga and recognizes the different functions of various areas of the city. Within 

this structure, Neighbourhoods accommodate the lowest densities and building heights 

with a focus on residential uses and associated services and facilities. The proposed 

policies recommend heights and densities that reflect Meadowvale’s position as a 

Neighbourhood within the City’s urban hierarchy.  

 

 Complete Communities: Chapter 7 provides city-wide direction for complete 

communities. Section 7.2 seeks to ensure the provision of suitable housing for people at 

all stages of life, with a range of housing options by type, tenure and price. The 

proposed policies for Meadowvale encourage the development of a range of housing 

choices, including affordable housing.  

 

 Multi-Modal Transportation: Chapter 8 aims to create sustainable communities with 

multi-modal transportation networks, and encourages a shift towards more sustainable 

modes of transportation. The proposed policies seek to build on Meadowvale’s existing 

transportation network through additional active transportation connections in new 

development where possible. 

 

 Desirable Urban Form: Chapter 9 provides city-wide direction to build a desirable, 

sustainable urban form with high quality urban design and public realm that contributes 

to a strong sense of place. Policy 9.1.2 directs infill and redevelopment in 

Neighbourhoods to respect the existing and planned character. Policy 9.2.2.1 requires 

heights in excess of four storeys to demonstrate an appropriate transition in height and 

built form that respects the surrounding context. The proposed policies seek to maintain 

Meadowvale’s open and green character, and ensure new development achieves an 

appropriate transition in height and built form to the surrounding context.  
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