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1 Introduction 
IBI Group has prepared the following Planning Justification Report on behalf of Mantella 
Corporation, owners of the property legally known as Part of Lot 9, Concession 2, municipally 
known as 4496 Tomken Road, in the City of Mississauga, Regional Municipality of Peel (herein 
referred to as the “subject site” or “site”).  

This Planning Justification Report has been prepared in support of a Zoning By-law Amendment 
application to amend the City of Mississauga Zoning By-law 0225-2007 to facilitate the 
development of two light industrial buildings on the subject site.  A Development Application 
Review Meeting (DARC File 21-7W3) was held in January 2021, for the site to introduce the 
preliminary development proposal to Staff and to obtain an Application Submission Checklist, 
outlining all necessary plans and studies to be submitted.  A Site Plan Control application will be 
submitted following the initiation and review of the Zoning By-law Amendment application.  

 

 

As discussed in this Report, the site is currently zoned as Development which requires a Zoning 
By-law Amendment to facilitate development on the lands other than what currently exists, and to 
bring the zoning for the site into conformity with the City of Mississauga Official Plan. The proposed 
Zoning By-law Amendment that forms the basis of this application will ensure the appropriate 
development of the subject site that conforms with the site’s Business Employment designation 
under the City of Mississauga Official Plan.  

The site is approximately 19.5 ac (7.9 ha) in size and located on the west side of Tomken Road, 
south of Eglinton Avenue East and north of Eastgate Parkway, within the Northeast Employment 
Area, as identified in the Official Plan. The site has approximately 190 m of frontage along Tomken 
Road and the majority of the site’s current state includes lands used for agricultural purposes. An 
approximately 6.0 ac (2.4 ha) woodlot/woodland is located in the western portion the subject site, 
proposed to be conveyed to the City of Mississauga. 

The redevelopment of the subject site through the proposed Zoning By-law Amendment will 
support the City and Region’s economic development objectives by introducing distribution and 
warehousing uses on a vacant site within an existing Employment Area that is well-served by a 
robust transportation network.  

Figure 1: Lands Subject to this Planning Justification Report 
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In support of the proposed development application, the purpose of this Planning Justification 
Report is to provide: 

• A description of the development proposal; 

• A detailed outline of the subject site and its planning history; 

• Contextual analysis of the subject site and its surrounding area; 

• Summaries of background and technical studies supporting the proposed applications; 

• An extensive review and consideration of relevant policy documents that guide land use 
planning and development in the City of Mississauga , including the Provincial Policy 
Statement (2020), the Growth Plan for the Greater Golden Horseshoe (2020), the Region of 
Peel Official Plan (2010) and Region of Peel Official Plan Update (On-going), the City of 
Mississauga Official Plan (2021 Office Consolidation), the City of Mississauga Zoning By-law 
0225 – 2017, and relevant urban design guidelines; and,  

• Planning justification for the development proposal, taking into consideration all of the above. 

 

2 Development Proposal 
2.1 Development Proposal 
The proposed development (Figure 2) on the subject site includes two industrial buildings for 
logistics, distribution, and warehousing uses.  

Building 1 will have a Gross Floor Area (GFA) of 13,645 m2 (146,870 ft2) and Building 2 will have 
a GFA of 12,132 m2 (130,585 ft2), for a total GFA of 25,777 m2 (277,455 ft2) and Floor Space Index 
(FSI) of 0.1 (Gross Site Area). The buildings have a total height of approximately 12 m. Together, 
there will be a central truck court located on the interior of the subject site. Each building will also 
include ancillary office components to support facility operations.  A total of 288 parking spaces 
are proposed, for a parking ratio of 1.18/100 m2, slightly greater than the zoning by-law 
requirements.  The gross site coverage is 32.58%. Landscape buffers are also provided.  

 
It should be noted that the proposed site plan represents a deviation from the 2002 Council 
Approved Road Network on the subject site, as detailed in Section 2.3 of this Report.  This 

Figure 2: Site Concept Plan  
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approved network consists of Winchester Drive extending down through the site and turning to 
connect to the existing intersection at Tomken Road and Philip Pocock Catholic Secondary 
School.  This alignment would dissect the subject site north/south and create two development 
parcels. It is understood that the intent of this alignment was to allow for future access to the 
Infrastructure Ontario (IO) parcel abutting the subject site to the west.  The site configuration 
proposed through this application represents a better utilization of the subject site as it allows for 
a more functional site plan with respect to coverage and floor area, enabling the creation of 
increased employment opportunities on the subject site. The proposed configuration also provides 
a more improved access to the IO parcel via the cul-de-sac at the northwest corner and a future 
driveway.  

The subject site is proposed to be configured with vehicular street access provided from Tomken 
Road at the signalized intersection.  Truck access is proposed to be provided through a cul-de-
sac at the northwest corner of the site’s developable area as an extension of Winchester Drive.  
This proposed separation of trucks and passenger vehicles is anticipated to reduce vehicular/truck 
conflicts.  In addition, the woodlot/woodlands located at the west side of the subject site is planned 
to be retained and conveyed to the City of Mississauga, with a 10 m buffer also proposed to be 
conveyed. 

The proposed development effectively utilizes the subject site and considers vehicle and truck 
movements through the site with loading bays and ample parking.  A copy of the Site Plan is 
provided in Figure 2 above. A larger version of this Plan and accompanying Site Statistics are 
provided in Appendix A.  

2.2 Lands to be Conveyed 
The proposed development also accounts for lands to be conveyed to the City of Mississauga. 
Through the survey, it was confirmed that the road widening for Tomken Road has already been 
taken, which is reflected in the proposed site plan.  

As shown on Figure 3, the following lands are to be conveyed to the City:  

• Woodlot/Woodlands: The entirety of the Woodlot/Woodlands area, which totals 
approximately 6.00 ac (2.42 ha), would be conveyed to the City.  

• Woodlot/Woodlands Area Buffer: A 10 m buffer from the woodlot/woodland is also to be 
conveyed to the City. This area totals approximately 0.49 ac (0.20 ha).  

• Cul-de-sac: The proposed cul-de-sac would form part of the public right-of-way (ROW) and 
would be dedicated to the City. This area totals approximately 0.19 ac (0.08 ha) and will serve 
as the extension of Winchester Drive. 

• Future Driveway: As discussed in this Report, the proposed site plan denotes a potential 
future access driveway through the woodlot that will also be conveyed to the City, which 
occupies approximately 0.29 ac (0.12 ha).  
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2.3 Access to Infrastructure Ontario Lands 
Throughout the pre-consultation process, City staff have indicated the importance of providing 
access to the Infrastructure Ontario (IO) parcel to the west of the subject site and that any 
adjustment to the Council Approved Road Network through the subject site would be required to 
ensure access to the IO parcel.  As shown in the development concept, access to the IO parcel is 
proposed to be provided by way of a cul-de-sac as well as a proposed driveway through the 
conveyed woodlot/woodlands, representing an improvement upon the 2002 Council Approved 
Road Network, which does not provide any access to IO as it is physically separated and access 
through the woodlot still to be required, as demonstrated in Figure 4 below. In addition, the 
proposed network allows for a more functional site plan with respect to coverage and floor area 
which will enable the creation of increased employment opportunities on the subject site.   

Figure 3: Lands to be Conveyed 
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It is IBI Group’s view that the conveyance of cul-de-sac, woodlot/woodlands, and associated buffer 
provides the City with carriage, control and ownership of all lands between the existing Winchester 
Drive right-of-way (ROW) and the IO parcels, thus allowing the City to provide access to IO, when 
needed.  
 
As detailed in later sections of this Report, Dillon Consulting has confirmed that a driveway through 
the woodlot is viable from an environmental standpoint and would not detract from the natural 
heritage and environmental function of the woodlot/woodlands.  Over and above the foregoing, it 
should also be noted that the IO parcel to the south of the subject site currently has frontage on 
Tomken Road, where a curb cut can be introduced, as shown in Figure 6.   
 

Figure 5: Excerpt from Site Plan – Proposed Cul-de-sac  

Figure 4: Winchester Drive Extension and Council Approved Road Network 
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Additionally, it should be noted that the servicing proposal for the subject site utilizes existing water 
and sanitary infrastructure currently constructed within Winchester Drive. It is understood, and 
further detailed below, that capacity currently exists for the proposed development. However, the 
Region has indicated that should IO wish to utilize these same services, it would be incumbent 
upon IO to assess the viability of doing so, if and when a development proposal is advanced, to 
have an understanding of the specific servicing needs for their lands. Similarly, with respect to the 
storm outlet, IO would need to assess their stormwater requirements and determine if it is feasible 
to utilize the trunk sewer extension proposed by our client.  

Based on this review, it is IBI Group’s opinion that the proposed development achieves the 
objectives of Council in terms of providing access and connectivity to the IO parcels, while also 
ensuring a functional site design for the subject site to optimize use and support employment 
opportunities.  

2.4 Required Approvals  
As discussed under Section 5.5 of this Report, the subject site is currently zoned as Development 
under Zoning By-law 0225 - 2007, which requires a Zoning By-law Amendment prior to 
development occurring.  As such, a rezoning application has been submitted to facilitate 
development of the site in accordance with the Zoning By-law.  The draft Zoning By-law 
Amendment is provided in Appendix B.  An application for Site Plan Approval will also be required 
and will be submitted following the initiation of the Zoning By-law Amendment application review, 
per the direction of City of Mississauga staff.  

3 Site Description and Context 
3.1 Site Description 
The subject site is legally described as Part of Lot 9, Concession 2, North of Dundas Street, City 
of Mississauga, Regional Municipality of Peel, municipally known as 4496 Tomken Road, City of 
Mississauga.  The site has a total area of 19.5 ac (7.9 ha) and is located on the west side of 
Tomken Road, mid-block between Eastgate Parkway and Eglinton Avenue East, east of Highway 
403.  

Figure 6: IO Access from Tomken Road  
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The site has approximately 190 m of frontage along Tomken Road and the majority of the site is 
currently used for agricultural purposes (Figure 7). An approximately 6.00 ac (2.42 ha) 
woodlot/woodland is located at the west end of the site which is proposed to be conveyed to the 
City of Mississauga, as described above.  An additional drainage feature is also found on the 
northeast corner of the subject site along the Tomken Road frontage.  

Figure 7: Subject Site (via Google Earth, pre-dates construction of Winchester Drive Extension) 

 

3.2 Surrounding Land Uses 
The subject site is situated in the City’s Northeast Employment Area, which is predominately 
commercial and industrial in nature, with some existing residential dwellings and institutional uses.  
Utility, infrastructure, and recreational uses are also found in the vicinity of the subject site. The 
specific uses surrounding the site are as follows:  

North: Two single detached units abut the site to the north, which appear to be used for 
residential/commercial uses.  A commercial plaza with retail uses is located further north at the 
intersection of Tomken Road and Eglinton Avenue East. This includes a quick service restaurant, 
religious and institutional services, and homecare stores. Land uses to the north are zoned either 
Employment: E2, or as Development: D (Figure 8).  
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West: The woodlot/woodlands on the subject site extend west onto lands owned by City of 
Mississauga and Infrastructure Ontario. These lands are abutted by the Highway 403 interchange 
with Eglinton Avenue East further west.  These lands are primarily zoned as Greenlands: G2, with 
the IO lands zoned as Development: D (Figure 9). 

 

East: East of the subject site is Tomken Road, which is fronted by the Tomken Twin Rink Arena 
and Philip Pocock Catholic Secondary School. Land uses to the east are generally zoned as 
Employment: E2 (Figure 10). 

Figure 8: North View 

Figure 9:  West View from Highway 403 
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South: South of the subject site is the Tomken Transformer Station utility facility, as well as a 
vacant, undeveloped land, which appears to be owned by Infrastructure Ontario.  The Mississauga 
Transitway and Eastgate Parkway border the southern portion of this block.  Land uses to the 
south are zoned as Parkway Belt: PB1 (Figure 11). Beyond Eastgate Parkway is a residential 
neighbourhood.  

3.3 Surrounding Development 
As of October 2021, there are currently seven development applications within Ward 3 of the City 
of Mississauga, two of which are less than 800 m from the subject site, as shown on Figure 12.  
Both development proposals are expected to maintain their current land use designations.  

Figure 10: East View 

Figure 11: South View 
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900 Eglinton Avenue East 

• The proposed development at 900 Eglinton Avenue East, north of the subject site fronting 
Eglinton Avenue East, will replace a single storey building and a gravel parking area with 
a two-storey religious assembly building. The total GFA is proposed to be 1,220 m2. 

1108 Eglinton Avenue East 

• The proposed development at 1108 Eglinton Avenue East, at the intersection of Eglinton 
Avenue East and Maingate Drive, will replace an auto repair garage located northeast of 
the subject site with retail commercial uses, including a used car sales outlet.  The total 
GFA is proposed to be 426 m2. 

The development proposals listed above offer small-scale redevelopment and enhancement of 
sites within the Northeast Employment Area.  There are no other significant developments in the 
vicinity of the subject site for the uses proposed. Through the proposed development, the function 
of the Employment Area would be further enhanced and supported by the redevelopment a 
significant amount of vacant and underutilized land with employment warehouse type uses. 

3.4 Surrounding Transportation Network 
The subject site fronts Tomken Road, which has a designated right-of-way width of 35 metres on 
Schedule 8 of the City of Mississauga Official Plan.  The future widening of Tomken Road has 
been taken and is reflected in the proposed development. Tomken Road connects to Eglinton 
Avenue East to the north and Eastgate Parkway to the south. Schedule 5 – Long Term Road 
Network, designates Tomken Road as a Major Collector, while Eglinton Avenue East and Eastgate 
Parkway are designated as Arterials (Figure 13). Both Eglinton Avenue East and Eastgate 
Parkway provide interchange connections to Highway 403, which is approximately 1 km from the 
subject site. Highway 403 is provincial highway connecting Mississauga to Hamilton and Brantford 

Figure 12: Surrounding Development 
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and linking to Highway 401. The proposed development will be supported by the proximity of the 
subject site to these major highways that support the movement of goods.   

It should be noted that the Council Approved Road Network is not reflected in the Official Plan 
schedules. As such, an Official Plan Amendment is not required to initiate a different road 
configuration on the subject site.  

The subject site also has access to several transit routes that form the Mississauga Transit 
System.  This includes 51 Tomken, which runs north-south along Tomken Road between Derry 
Road East and Dundas Street East.  Several bus routes also operate along Eglinton Road East 
including the 7 Airport, 35 Eglinton-Ninth and Tenth Line, and 87 Meadowvale-Skymark.  The 109 
Meadowvale Express (BRT) uses the Mississauga Transitway which runs parallel to Eastgate 
Parkway, providing a connection from Meadowvale Town Centre to Kipling Station.  A stop is 
located just south of the subject site at the Tomken Road and Eastgate Parkway intersection. 
Kipling Station provides connections to the GO Train and the Toronto Transit Commission (TTC) 
subway.  

3.5 Surrounding and Planned Infrastructure 
The subject site is proposed to be serviced by the surrounding water, sanitary, and stormwater 
services as described below. Additional details can be found in the Functional Servicing and 
Stormwater Management Report prepared by IBI Group accompanying this submission and 
summarized in Section 4.5 of this Report.  

• Sanitary Servicing: The site will be serviced via a connection to a future planned stub 250 
mm in diameter.  There will be a PVC sanitary pipe on Winchester Drive (the stubbed service 
is as planned/designed by Skira and Associates Ltd.), which will result in sanitary flow down 
Winchester Drive to Tomken Road.  Internal to the subject site, the sanitary flows of both 
proposed commercial buildings will be collected via a proposed network of 200 mm PVC 
sanitary sewers and drain by gravity to a proposed sanitary lift station, pumped to the 
Winchester Drive sanitary system.  A downstream sanitary capacity assessment has been 
completed which determined that there will be no adverse impacts to the existing sanitary 
sewer network as a result of the proposed development.  

Subject Site 

Figure 13: Schedule 5 – Long Term Road Network 
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• Water Servicing: There will be a looped internal system with connection points to the 300mm 
diameter and a PVC watermain on future Winchester Drive and the existing 300mm diameter 
pipe on Tomken Road.  The proposed water distribution system will consist of separate 
300mm diameter, PVC fire line, and 250 mm diameter PVC domestic line.  Hydrant tests were 
conducted on Tomken Road and Winchester Drive to confirm that there is adequate capacity 
in the existing mains to service the proposed development. Hydrants will be proposed within 
the proposed development. The proposed buildings will be sprinklered, and Siamese 
connections will be provided in accordance with the City and Regional criteria. 

• Storm Servicing:  The subject site’s controlled and treated storm flow will outlet through a 
proposed storm trunk sewer network (within an easement) that crosses Tomken Road and 
runs east (adjacent to Tomken Twin Arenas) ultimately discharging into Little Etobicoke Creek. 
The expected location of the storm sewer crossing Tomken Road is at the southeast corner 
of the proposed development.  The 2-100-year post development storm flows will be controlled 
to the Little Etobicoke Creek unit flow rates as provided in Section 2 (pg. 2-29) of the City of 
Mississauga Design Guidelines. 

4 Summary of Supporting Studies 
In addition to this Planning Justification Report, a number of background and technical reports 
were prepared in support of the development application, as identified on the Submission 
Checklist issued following the Development Application Review Meeting (DARC File 21-7W3) in 
January 2021. Summaries of these reports are provided below, with the full reports being included 
as part of the submission package.  It should be noted that while identified on the Submission 
Checklist, a Parking Utilization Study is not required as the proposed development exceeds the 
parking requirements for the site.  For a comprehensive review of each report, please consult the 
appropriate document.  

4.1 Acoustical Feasibility Study  
Valcoustics Canada Ltd. was retained to prepare an Acoustical Feasibility Study for the subject 
site.  The purpose of the study is to determine the potential impact of the noise from the proposed 
facility onto the neighbouring noise-sensitive uses and compare the sound levels with the 
applicable Ministry of the Environment, Conservation and Parks (MECP) noise guideline limits. 
The study found noise sources which may impact neighbouring dwellings and the existing 
Montessori school.  However, the assessment concluded that with appropriate mitigation 
measures, the sound emissions from the proposed development will comply with the applicable 
MECP noise guideline limits.  Mitigation measures recommended include the construction of 
sound barriers along the north and south property lines of the subject site. 

4.2 Tree Inventory / Tree Preservation Plan / Arborist Report 
IBI Group was retained to conduct a Tree Inventory, and to prepare a Tree Survey, Tree 
Preservation Plan, and Arborist Report for the subject site.  

The proposed development preserves the entire woodlot/woodlands intended to be conveyed to 
the City, preserves the trees on the neighbouring property close to the north property line, and 
several street trees at the southeast corner. All trees interior to the site impacted by the proposed 
development will be removed.  

Several management and preservation strategies are recommended throughout the construction 
process. Strategies outlined in the report include tree protection fencing, signage, tree trunk 
protection, appropriate root pruning, maintenance of grade after asphalt removal, manual 
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decompaction of soil, irrigation, and regular tree health inspections. Additionally, the report 
recommends any tree which declines in health within two years, post-construction should be 
replaced.  

4.3 Transportation Impact Study 
IBI Group was retained to conduct a Transportation Impact Study (TIS) to analyze the impact that 
the proposed development may have on the surrounding transportation network.  The proposed 
development is expected to generate up to 91 and 71 net new automobile trips during the 
Weekday AM and Weekday PM peak hours, respectively, and is expected to have minimal impacts 
on traffic operations at the signalized study area intersections.  No new critical movements are 
created after the addition of development site traffic to the study area.  The vast majority of 
capacity constraints, all of which would be present regardless of if the development is constructed, 
can be mitigated through signal timing adjustments. 

The provision of parking supply for the proposed development is proposed to be in surplus of the 
Zoning By-law requirement.  As a result, the proposed parking supply is anticipated to sufficiently 
meet the minimum parking requirements. 

A Vehicle Swept Path Analysis was undertaken using AutoTURN to demonstrate that tractor trailer 
trucks can enter and exit the site in a forward motion, and that access to loading docks is 
functional.  Based on the analysis, access to loading bays by tractor trailer trucks via the 
Winchester Drive extension is achievable.  

Lastly, the subject site is located along an existing multi-use path, providing connectivity between 
other employment uses along Tomken Road and residential areas.  Employees of the proposed 
development may utilize this for commuting purposes.  

Overall, the proposed development provides parking spaces in excess of the Zoning By-law 
requirements, enables functional access to the loading bays, mitigates conflicts between trucks 
and vehicles, and provides opportunities for active transportation due to its proximity to the existing 
multi-use trail, among other matters.  

4.4 Environmental Impact Study  
Dillon Consulting Limited was retained to complete an Environmental Impact Study (EIS) for the 
proposed development.  The majority of the subject site consists of row crops with Significant 
Woodland to the south west of the site.  A total of 28 common bird species were observed during 
breeding bird surveys, including one Species at Risk (SAR) (Barn Swallow). A total of 94 plant 
species were observed, none of which were considered threatened or endangered under the EIS 
(2017). Candidate Significant Wildlife Habitat (SWH) and SAR habitat were also identified, 
associated with the Significant Woodland. Impacts to the features and habitat identified within and 
adjacent to the subject site will be avoided or minimized by implementing the mitigation, 
restoration, and management measures described in the report. 

Additionally, the EIS includes a discussion on the potential driveway extension through the 
Woodland. Dillon Consulting recommends situating the driveway at the edge of the 
woodlot/woodland to reduce fragmentation, however, note that there is not a significance 
difference in terms of potential impacts as a result of the final driveway location.   

Overall, it is the conclusion of Dillon Consulting that the proposed development will not significantly 
impact the features and habitat identified within and adjacent to the subject site. In instances where 
impacts are unavoidable, a series of mitigation measures are proposed, as detailed in the EIS. 
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4.5 Functional Servicing & Stormwater Management Report  
IBI Group prepared a Functional Servicing & Stormwater Management Report, inclusive of a 
drainage proposal.  The purpose of the report is to provide site specific information for the City of 
Mississauga and the Region of Peel to review with respect to the infrastructure required to support 
the proposed development regarding storm drainage, water supply, and sanitary discharge.  

For sanitary sewers, it is expected that the increase in peak sanitary discharge flow in the post 
development condition is approximately 1.2 L/s with the critical pipe operating at only 45.3% full. 
The flow will be directed to a planned 250 mm diameter sanitary sewer in the Winchester Drive 
right-of-way at the northwest corner of the site.  

Water supply will be provided by a connection to the planned 300 mm diameter watermain on 
Winchester Drive and the 300mm diameter watermain on Tomken Road.  The average domestic 
water consumption rates anticipated to be drawn from the existing 300 mm diameter watermains 
is approximately 1.2L/s, a maximum daily consumption of 1.7L/s and a peak hourly demand of 
3.7L/s.  No improvements are required to the existing municipal watermain system based on 
hydrant flow testing and domestic flows.  Five additional hydrants are proposed within the subject 
site to provide additional fire coverage.  

The proposed grading of the site will match the existing grades where possible and maintain the 
existing overland flow routes.  Where this is not possible, retaining walls and a maximum 3:1 slope 
will be utilized. 

Storm events up to and including the 100-year storm design event will be captured within the site 
to the extent practical.  Overland flows exceeding this event will be directed to Tomken Road.  As 
part of the pre-consultation with the City and DARC 21-7 W3 comments, IBI Group explored the 
feasibility to outlet the site’s stormwater to Little Etobicoke Creek. Little Etobicoke Creek is 
approximately 320 m east of the site and is proposed to be connected via a municipal sewer within 
an existing easement.  

The Toronto and Region Conservation Authority (TRCA) was contacted to confirm flood line 
elevations of Little Etobicoke Creek.  This data was used to set the storm sewer’s outlet invert at 
the 10-year flood elevations. Carrying the outlet invert elevation westerly at a minimum slope of 
0.4% results in an elevation that conflicts with existing municipal infrastructure within Tomken 
Road. To maintain a storm sewer connection to Little Etobicoke Creek.  A section of the storm 
sewer passing below Tomken Road will be an inverted siphon and designed to convey the 
controlled storm flow from the proposed site and ultimately to Little Etobicoke Creek 

Overall, the subject site can be adequately serviced and is able to accommodate the proposed 
development.   

4.6 Phase 1 Environmental Site Assessment 
Pinchin Ltd. was retained to conduct a Phase 1 Environmental Site Assessment (ESA) for the 
subject site. The purpose of the Phase 1 ESA was to assess potential issues of environmental 
concern in relation to the potential acquisition of the subject site. Based on the results, nothing 
was identified that is likely to result in potential subsurface impacts on the site. The report notes 
that based on a previously completed 2010 Phase II ESA report, several exceedances in regard 
to soil standards were found, as detailed in the Report. However, it is the opinion of Pinchin that 
the soil impacts can be removed at the time of site development. Additional testing of fill quality 
may be warranted at that time, including analysis of fill materials for petroleum hydrocarbons.  

Based on the results of the Phase I ESA completed by Pinchin, nothing was identified that is likely 
to result in potential subsurface impacts at the subject site.  
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5 Planning Policy Framework 
The following section provides an overview of the planning policy framework that applies to the 
subject site.  In considering the planning merits of the proposed development, the Provincial Policy 
Statement, the Growth Plan for the Greater Golden Horseshoe, the Region of Peel Official Plan 
and Region of Peel Official Plan Update, the City of Mississauga Official Plan, and the City of 
Mississauga Zoning By-law 0225-2007 were analyzed.  

5.1 Provincial Policy Statement 
The current Provincial Policy Statement (PPS) came into effect May 1, 2020 and was issued under 
Section 3 of the Planning Act, requiring that all land use decisions considered under the Act be 
consistent with the PPS.  The 2020 PPS replaces the PPS issued April 30, 2014.  The PPS 
provides policy direction on matters of Provincial interest related to land use planning and 
development in Ontario.  Included within the PPS are policies that support efficient and resilient 
land use and development patterns, encourage a range and mix of housing types and options, 
employment, and other uses to meet the long-term needs of residents. 

The PPS recognizes employment lands as a necessary foundation to support municipalities and 
the Province.  The policies within the PPS encourage efficient development of land use patterns 
to sustain the financial well-being of the Province and municipalities over the long term.  The PPS 
also directs planning authorities to plan for, protect, and preserve employment areas for current 
and future uses.  The subject site is located within an Employment Area, pursuant to Schedule 1 
of the City of Mississauga Official Plan.   

Section 1.3.1 of the PPS provides direction on how planning authorities are to promote economic 
and development competitiveness, including by: 

• Providing for an appropriate mix and range of employment, institutional, and broader 
mixed uses to meet long-term needs; 

• Providing opportunities for a diversified economic base, including maintaining a range and 
choice of suitable sites for employment uses which support a wide range of economic 
activities and ancillary uses, and take into account the needs of existing and future 
businesses; 

• Facilitating the conditions for economic investment by identifying strategic sites for 
investment, monitoring the availability and suitability of employment sites, including 
market-ready sites, and seeking to address potential barriers to investment; 

• Encouraging compact, mixed-use development that incorporates compatible employment 
uses to support liveable and resilient communities, with consideration of housing policy; 
and, 

• Ensuring the necessary infrastructure is provided to support current and projected needs. 

The proposed development supports this section of the PPS as it contributes to growing the 
economic base and adds to the mix and range of employment opportunities within the City to help 
meet long term needs.  The subject site has been identified as a strategic location for future 
development given its location within a Settlement Area.  By intensifying the employment uses on 
the subject site, the proposed development will invest the necessary infrastructure desired for 
development and economic growth, consistent with the PPS.  

Section 1.3.2 of the PPS provides guidance on the management of employment lands, directing 
planning authorities to preserve Employment Areas for current and future uses and to ensure 
necessary infrastructure is provided.  The PPS also directs planning authorities to designate 
employment lands that are appropriate and functional to achieving the objectives of Employment 
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Areas, which are commonly areas in proximity to major goods movement facilities and corridors.  
The PPS further prohibits sensitive land uses that are incompatible with employment uses, 
including residential or ancillary uses not related to the primary employment uses.  The PPS also 
states that Employment Areas planned for industrial or manufacturing uses should also consider 
appropriate transition to adjacent non-employment areas. 

The proposed development on the subject site is consistent with the PPS as it proposes to intensify 
a vacant and underutilized site through the introduction of employment uses in proximity to 
highway infrastructure, in addition to creating job growth along a future priority transit corridor.  

Overall, the PPS promotes efficient, cost-effective development and land use patterns.  It provides 
the policy framework for promoting intensification in a Built-Up Area, as well as allowing for 
connectivity via transportation routes and pedestrian-friendly access.  Based on this review, as 
mentioned above, the proposed development and requested Amendment are consistent with the 
PPS.  

5.2 Growth Plan for the Greater Golden Horseshoe 
The Growth Plan for the Greater Golden Horseshoe (2020) directs growth and development to 
specified areas throughout the Greater Golden Horseshoe (GGH) area.  More broadly, the Growth 
Plan provides a range of policy directions based on the principle of requiring growth at a minimum 
density of persons and jobs per hectare, and to support development that results in improved 
utilization of existing infrastructure and land.  The subject site is identified as being located within 
the Built-Up Area, where the greatest levels of growth and development are to occur.  

According to Schedule 3 of the Growth Plan, the Region of Peel is anticipated to accommodate 
2,280,000 people and 1,070,000 jobs by 2051. The introduction of new employment uses on the 
subject site will assist the Region in achieving this growth.  

Section 2.2 of the Growth Plan outlines how and where growth is to occur within the GGH.  Policy 
2.2.1.2 states that the majority of forecasted growth will be directed to Settlement Areas with a 
delineated built boundary, where existing or planned municipal water and wastewater system are 
available, and the achievement of complete communities can be supported.  The subject site is 
located within the built boundary of a Settlement Area where municipal services are available.  
Policy 2.2.1.4 provides direction for achieving complete communities by planning for a diverse mix 
of land uses, including employment uses, as well as providing convenient access to local stores, 
services, and public service facilities.  Policy 2.2.2.3 further directs all municipalities to develop a 
strategy to generally encourage intensification throughout delineated Built-Up Areas.  

The proposed development meets the above policy objectives by introducing employment uses 
on a vacant and under-utilized site within the Built-Up Area of Mississauga.  The proposed 
development will introduce employment uses in an area with community recreation facilities, retail 
and commercial services, educational institutions, and nearby residential areas, which achieves 
the desired objectives of planning for a diverse mix of land uses and achieving a complete 
community. 

The Growth Plan also provides direction for Major Transit Station Areas (MTSAs), which are areas 
within 500 to 800 metres (10-minute walk) of a transit station.  Policy 2.2.4.1 of the Growth Plan 
states that planning will be prioritized in MTSAs situated on priority transit corridors, such as the 
subject site, to implement overall policies of the Growth Plan.  Policy 2.2.4.2 directs upper- single-
tier municipalities, in consultation with lower-tier municipalities, to delineate boundaries for MTSAs 
in a transit-supportive manner that maximizes the number of potential transit users. 

Policy 2.2.4.3 of the Growth Plan states that MTSAs will be planned for a minimum density target 
of 160 residents and jobs combined per hectare for those that are served by light rail transit or bus 
rapid transit. As discussed, the subject site will be served by multiple routes on the Mississauga 
Transit network.  Policy 2.2.4.6 prohibits land uses and built form which would adversely affect 
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achievement of minimum density targets in MTSAs, while Policy 2.2.4.8 indicates that MTSAs are 
to be planned and designed to be transit supportive through providing infrastructure to promote 
multi-modal travel and access.  Policy 2.2.4.9 states that within all MTSAs, development will be 
supported by planning for a diverse mix of uses, fostering collaboration between public and private 
sectors, and providing alternative development standards such as reduced parking requirements.  

The proposed development meets the above policy objectives by introducing new employment 
opportunities on a site located directly adjacent to the BRT stop along Tomken Road.  By creating 
new employment uses in proximity of a BRT, within a future delineated MTSA, as outlined in the 
City of Mississauga Official Plan, the proposed development seeks to offer employment 
opportunities to those not dependent on commuting via personal vehicles.  

Section 2.5 of the Growth Plan provides direction for Employment Areas within the GGH.  Policy 
2.2.5.1 provides direction for promoting economic development and competitiveness by making 
efficient use of existing Employment Areas to increase densities on vacant and underutilized 
employment lands. The policy also directs planning to better connect areas with high employment 
densities to transit.  Policy 2.2.5.5 further directs municipalities to designate and preserve 
employment lands near major goods movement facilities for manufacturing, warehousing, and 
logistics. 

The proposed development achieves the above policies related to Employment Areas under the 
Growth Plan by intensifying employment uses on a vacant and underutilized parcel of land with 
proximate access to goods movement facilities.  The proposed development is also located with 
proximate access to multiple bus routes, and a BRT line which will provide transit service for 
employees commuting to and from the subject site.  The proposed uses on site, which include 
distribution and logistics facilities, further align with the Growth Plan by efficiently locating 
transportation-dependent employment uses in proximity to highway infrastructure.  

Based on this review, the proposed development, and requested Amendment, conform to the 
Growth Plan by introducing employment uses within an employment area that is well served by 
existing and proposed transit, given its position within the MTSA.  The subject site’s location within 
the Settlement Area ensures access to the existing or planned municipal water and wastewater 
systems. The framework also encourages that densities within vacant and underutilized 
employment areas be increased and that employment lands be preserved and designated, which 
the proposed development achieves. Overall, as mentioned above, the proposed development 
conforms with the direction outlined within the Growth Plan.   

5.2.1 Provincially Significant Employment Zones 
The subject site falls within a Provincially Significant Employment Zone (PSEZ), Zone 14 (Figure 
14).  The Growth Plan identifies PSEZs as areas of high economic output, and are strategically 
located to provide stable, reliable employment across the region. PSEZs are to provide 
opportunities for improved coordination between land use planning, economic development, and 
infrastructure investments to support investment and job creation over the longer-term. 
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While municipalities designate Employment Areas in official plans, PSEZs provide an additional 
planning policy layer of protection for lands which contribute a significant number of jobs and 
economic output on a Provincial scale. Several criteria are used to identify PSEZs which include 
that they: 

• Be located near infrastructure for major transportation or movement of goods; 

• Have a high concentration of employment; 

• Have high economic impact or play an economic or strategic role to the region; 

• Be vulnerable to conversion to non-employment uses; 

• Include development potential for employment uses; and, 

• Be located inside the Settlement Area and not in the Greenbelt. 

The proposed development will meet the desired employment land uses for the area and will not 
create conflicts with other existing employment land uses.  The proposed development will 
reinforce the desired outcomes of PSEZs given its proximity to transportation infrastructure and 
agglomeration of nearby employment uses, its high economic impact, and the opportunity to allow 
for employment uses, as well as being  situated within the Settlement Area, in conformity with the 
Growth Plan.  

5.3 Region of Peel Official Plan 

5.3.1  In-Effect Regional Official Plan  
The Region of Peel Official Plan (ROP), consolidated as of December 2018, was approved by 
Peel Regional Council in October 1996.  The ROP provides a policy framework and a set of 
procedures and goals for Peel Regional Council to make decisions and manage other policies. 
The ROP guides the growth and development of Peel Region while protecting the environment, 
managing resources, and setting a structure that efficiently manages the region’s growth.  The 
ROP conforms to Provincial legislation and policies while maintaining Peel’s distinct needs as a 

Figure 14: Provincially Significant Employment Zones 
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priority. The ROP is currently being updated to conform to recent provincial updates, as detailed 
in Section 5.3.2 of this Report.   

5.3.1.1 Greenlands System  

Pursuant to Schedule A of the ROP, the western portion of the subject site has an identified 
woodlot/woodland which is part of the Core Areas of the Greenlands System in Peel (Figure 15).   

Section 2.3 of the ROP provides that Greenland Systems in Peel are intended to support and 
express the Region’s vision for the protection of the natural environment and for the long-term 
sustainability of the ecosystems in Peel.  Core Areas contain ecological features, forms, and/or 
functions that provide favourable conditions for uninterrupted natural systems and maximum 
biodiversity.  As indicated in the EIS, the woodlot/woodland does not pose any concerns in terms 
of the proposed development and is proposed to be preserved.  A buffer has also been provided 
to eliminate any potential disruptions to the woodlot/woodland. Should a future driveway be 
constructed, impacts to this feature can be appropriately mitigated.  

Specific to the subject site, Woodlands are ecosystems comprised of treed areas, and the 
immediate biotic and abiotic environmental conditions on which they depend.  Woodlands are 
deemed important to the Region because of their scarcity in Peel.  Woodlands provide ecosystem 
functions such as attenuating flood flows, preventing erosion and stabilizing steep slops, providing 
habit and supporting species diversity. 

In Section 2.3.2.3 of the ROP, Core Woodlands are defined to be a minimum of 30 hectares in 
size. While Section 2.3.2.6 prohibits development and site alterations within the Core Areas of the 
Greenlands System, there are few applicable exceptions, including: 

• Conservation and flood or erosion control projects, but only if they have been 
demonstrated to be necessary in the public interest and after all reasonable alternatives 
have been considered; and 

• Essential infrastructure exempted, pre-approved or authorized under an environmental 
assessment process. 

A portion of the subject site falls within the Region’s Greenlands System.  The proposed 
development seeks to preserve and maintain the existing woodlot/woodlands on the subject site 
that form part of this system.  As noted in the EIS prepared by Dillon Consulting, impacts to this 
system by the proposed development are minimal. Should a future driveway be constructed to 
provide access to the IO parcel through the woodlot/woodlands, the local OP indicates that this is 
possible should other alternatives not exist, as further outlined in the EIS.  

Figure 15: Schedule A - Core Areas of the Greenlands System in Peel 
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5.3.1.2 Regional Structure 

Schedule D – Regional Structure of the ROP designates the subject site as being within the Urban 
System (Figure 16).  The Urban System is composed of a variety of communities containing 
diverse living, working, and cultural opportunities.  

 

Section 5.3.1 provides general objectives for the Urban System, including but not limited to: 

• Conserving the environmental and resource attributes of the region;  

• Achieving sustainable development within the Urban System;  

• Establishing healthy, complete urban communities that contain living, working and 
recreational opportunities, which respect the natural environment, resources, and existing 
community characteristics;   

• Achieving intensified and compact form and a mix of land uses in appropriate areas that 
efficiently use land, services, and infrastructure;  

• Achieving an urban structure, form and densities which are pedestrian-friendly and transit-
supportive; and,  

• Preserving and protecting lands adjacent to highways, rail corridors, rail yards and major 
truck terminals for employment lands and infrastructure uses, where appropriate.  

The proposed development conforms to the above objectives as it will conserve the existing 
woodlot/woodlands on the the subject site, generate new employment uses to support complete 
communities in proximity to active transportation and transit infrastructure, and intensify an 
exisitng vacant employment site within the City, while demonstrating an appropriate built form.  
The subject site is located in proximity to Highway 403 which will support future operations 
associated with the proposed development.  

Figure 16: Schedule D - Regional Structure 
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5.3.1.3 Intensification 

Section 5.5.3 of the ROP outlines the Region’s conformity with the Growth Plan to ensure 
intensification occurs in the Built-Up Area (Figure 17), in which the subject site is located.  

 

Policy 5.5.3.1 of the ROP provides objectives for intensification, including: 

• Utilizing compact and efficient urban forms; 

• Optimizing the use of existing infrastructure and services; 

• Revitalizing and enhancing developed areas;  

• Intensifying development on underutilized lands 

• Reducing dependence on automobiles through mixed-use transit supportive 
environments; 

• Intensifying employment areas to optimize lands for future growth; and, 

• Achieving a diverse and compatible mix of land uses, including residential and 
employment. 

The proposed development conforms with the Region’s objectives regarding intensification within 
the Built-Up Area, as supported by the Growth Plan.  The introduction of employment uses on a 
currently vacant site will assist in diversifying the larger employment area while remaining 
compatible with surrounding uses.  The intensification of the subject site with two proposed 
industrial buildings will contribute to the enhancement of the Employment Area to accommodate 
future growth. 

5.3.1.4 Employment Areas 

The ROP identifies Employment Areas as key centres of economic activity designated in municipal 
official plans.  These lands are important to maintain a healthy economy, and will accommodate 
uses such as manufacturing, warehousing, offices, and associated retail and ancillary facilities.  

Key objectives outlined in Section 5.6.1 of the ROP include providing sufficient lands in 
Employment Areas for a sustainable regional economy, providing infrastructure and services 
required for development and facilitate economic development, attracting and retaining a range of 
employment types, concentrating higher density employment in appropriate locations such as 

Figure 17: Schedule D4 – The Growth Plan Policy Areas in Peel 
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nodes and corridors served by transit, and to protecting and preserving Employment Areas for 
employment uses.  

The proposed development conforms to the ROP in regards to Employment Areas as it will 
introduce additional employment uses on the subject site to support economic development and 
a sustainable regional economy.  The introduction of the proposed development will ensure land 
within an existing Employment Area is protected and preserved.  

5.3.1.5 Transportation System 

As identified on Schedule E – Major Road Network of the ROP, the subject site is located in 
between two Major Roads, Eglinton Avenue East and Eastgate Parkway, and is situated east of 
a Highway 403, which is a provincial highway identified as a Freeway (Figure 18). 

 

Section 5.9.4 of the ROP provides that, the Major Road network in Peel is to facilitate inter- and 
intra-municipal travel within the region and connections to other regions/municipalities. Roads are 
designed to provide a high level of inter-municipal transportation capacity. While opportunities for 
additions and expansions to the Major Road network are limited, there is opportunity to improve 
efficiency of the network and to provide for the accommodation of transit supportive infrastructure. 
General objectives of the Major Road network include facilitating the safe, efficient, and reliable 
movement of people and goods.  

The subject site is also located in the proximity of an Other Rapid Transit Corridor as identified on 
Schedule G of the ROP.  The Eastgate Parkway, south of the subject site, has been identified as 
a future corridor for Bus Rapid Transit (BRT).  Pursuant to Section 5.9.5 of the ROP, the Region 
outlines direction for the implementation of transit-supportive measures and the enhancement of 
transit services in order to accommodate the long-term travel demands of Peel’s projected 
residents and workers.  To achieve the increased sustainability outcomes of transit investment, 
the Region supports and encourages the development of an economically feasible, effective, 
efficient, sustainable and safe inter- and intra-regional transit network.  This includes encouraging 
transit-supportive development, densities, and patterns along rapid transit corridors, which 
includes the subject site’s surrounding area.  The subject site has been designed to ensure the 
appropriate movement of vehicles and trucks and to support the broader transportation network.  

The proposed development will support these objectives and leverage the existing network 
available to allow future employees access to desirable areas with the necessary services and 

Figure 18: Schedule E – Major Road Network 
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amenities. The proximate access of the subject site to this network will also allow for easier, safer, 
more efficient, and reliable connections within the City and Region.  Overall, the proposed 
development will be situated in an area that is well-serviced by transit and surrounding road 
networks.  

5.3.2 Peel 2051 Official Plan Review 
The Region of Peel has responded to the updated 2051 planning horizon forecasted by the 
Province of Ontario by initiating the Peel 2051 Official Plan Review (ROPR), previously known as 
“Peel 2041+” which had been initiated in May 2013.  The ROPR process will incorporate new 
provincial legislation, regulations and policies, implement new regional policy initiatives and plans, 
have a meaningful community engagement process, and guide growth and development within 
the Region to the year 2051. The ROPR is currently in process through the Planning and Growth 
Management Committee, with public consultation expected to be begin in Fall 2021, and Council 
adoption of the updated ROP occurring in Winter 2021/Early 2022. 

The most recent update from October 1st, 2021 included draft policies and schedules regarding 
the Region’s focus areas, including Settlement Area Boundary Expansion, Growth Management, 
Housing (Inclusionary Zoning), Transportation (GTA West Corridor), and Cultural Heritage & 
Indigenous Engagement. Additionally, mapping changes have been proposed for the majority of 
the ROP schedules.  

As of date, no changes or draft policies are applicable to the subject site, with the exception of  
Schedule Y6 – Employment Area and Schedule Y7 – Major Transit Station Areas, which will 
propose the Draft Employment Area and the delineation of MTSAs in Peel (Figures 19 and 20).  

 

Figure 19: Schedule Y6 – Employment Areas 
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The delineations of MTSAs indicate that the subject site will be located in a Secondary Major 
Transit Station Area related to a BRT stop along Eastgate Parkway to the south (Code 408-3 
Tomken). Pursuant to the draft proposed ROP policies, Secondary Major Transit Station Areas 
are classified as areas constrained by existing land use patterns and built forms that may require 
an alternate density target and are anticipated to function as a commuter station supported by a 
mix of uses.  

Based on the above, the proposed development will also support the future ROP as currently 
contemplated. The proposed development will support the function of the existing Employment 
Area within a future Secondary Major Transit Station Area.  

5.4 City of Mississauga Official Plan 
The City of Mississauga Official Plan (OP) came into effect in 2012, with the most recent Office 
Consolidated, including all Local Planning Appeal Tribunal (LPAT) (now Ontario Land Tribunal 
(OLT)) decisions and Official Plan Amendments to April 8, 2021. Schedule 1 – Urban System, 
designates the majority of the subject site as Employment Area, with the woodlot/woodlands to 
the west being a Green System, as shown on Figure 21.  

Figure 20: Schedule Y7 – Major Transit Station Areas 

Figure 21: Schedule 1 – Urban System 
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More specifically, the subject site is located within the Northeast Employment Area (West) 
Character Area, pursuant to Schedule 9 of the OP. Figure 22 of this Report, Schedule 10 – Land 
Use Designations of the OP, further designates the majority of the subject site as Business 
Employment, as discussed in Section 5.4.1 below.  

Chapter 10 of the OP provides general direction for fostering strong economies, with Section 10.3 
specifically focussing on industry and industrial uses. Pursuant to the OP, industrial activities are 
recognized as contributing significantly to the City’s economic base and are to be located in 
appropriate areas such as Employment Areas. The proposed development will assist in ensuring 
industrial activities are provided on a vacant site within an existing Employment Area, in 
accordance with Policy 10.3.1. 

5.4.1 Employment Areas 
Chapter 5 of the OP provides direction on growth management, outlining that Employment Areas 
(EAs) contain a diverse industrial and business employment operations with a range of land 
resources and employment densities. While EAs include larger land users such as logistics, 
warehousing, and storage yards, EAs also include smaller and mid-size offices in stand-alone 
buildings or in conjunction with other uses. Large office developments are typically located in key 
locations, such in vicinity of excellent transportation services. Accessory uses that support the 
employment base, such as retail, service, or infrastructure are also found within EAs. The OP 
seeks to protect lands for employment uses by discouraging uses serving the residential needs of 
the city, unless the use is compatible with residential uses, which include large scale sporting 
venues, places of religious assembly, or colleges and universities. 

Section 5.3.6.1 through 5.3.6.10 of the OP outlines several key directives for EAs, including: 

• Maintaining an adequate supply of lands for a variety of employment uses to accommodate 
existing and future employment needs. 

• Maintaining a sustainable, diversified employment base by providing opportunities for a range 
of economic activities. 

• Supporting employment use opportunities for residents to work in Mississauga. 

• Providing the necessary infrastructure to support existing and planned employment uses. 

• Permitting the conversion of EAs only through a municipal comprehensive review. 

• Planning infrastructure in EAs to support land uses with a goods movement focus. 

• Where feasible and appropriate, encouraging development to be transit supportive and 
minimize surface parking. 

• Discouraging land uses serving the residential population of the city unless the use is 
beneficial to the city and cannot locate in a residential area. 

• Requiring higher density employment uses, such as office, within Major Transit Station Areas 
(MTSAs). 

• Permitting additional development within EAs where the proposed development is compatible 
in built form and scale to surrounding development, enhances the existing or planned 
development, and is consistent with the OP. 

The proposed development will help diversify the current employment uses and accommodate 
current and future needs of the area by providing new employment Gross Floor Area to support 
the intent of EAs, as well as a sustainable, diversified economic base and new employment 
opportunities. The proposed development will maintain an adequate supply of existing land within 
an existing EA, while ensuring the appropriate infrastructure is provided.   
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5.4.1.1 Business Employment 

The subject site falls is designated under the Business Employment land use, within the Northeast 
Employment Area and pursuant to Schedule 10 and 17-7, respectively (Figures 22 and 23).  

Subject Site 

Figure 22: Schedule 10 – Land Use Designations 

Figure 23: Map 17-7 Northeast Employment Area 
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Section 11.2.1 of the OP lists permitted uses in all designations, which include community 
infrastructure, community gardening, conservation, electric power distribution and transmission, 
natural gas and oil pipeline, parkland, piped services, telecommunications, transit facilities, and 
transportation infrastructure. Section 11.2.11 of the OP outlines policies and provisions specific to 
Business Employment areas. Provisions which are applicable to the subject site include: 

Table 1: Business Employment Provisions  

CATEGORY PROVISION 

Permitted Uses • Adult entertainment establishment; 

• Animal boarding establishment; 

• Banquet hall; 

• Broadcasting, communication and utility rights-of-way; 

• Cardlock fuel dispensing facility; 

• Commercial parking facility; 

• Commercial school; 

• Conference centre; 

• Entertainment, recreation and sports facilities; 

• Financial institution; 

• Funeral establishment; 

• Manufacturing; 

• Motor vehicle commercial; 

• Motor vehicle body repair facilities; 

• Motor vehicle rental; 

• Overnight accommodation; 

• Research and development; 

• Restaurant; 

• Secondary office; 

• Self storage facility; 

• Transportation facilities; 

• Trucking terminals 

• Warehousing, distributing and wholesaling;  

• Waste processing stations or waste transfer stations 
and composting facilities; and 

• Accessory uses 

Floor Space Index (FSI) • Maximum FSI for secondary offices is 1.0 

Gross Floor Area (GFA) • Accessory uses will generally be limited to a maximum 
of 20% of the GFA 
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Section 17.7.1 of the OP provides land use direction for the Northeast Employment Area and 
identifies special and exempt sites. Policy 17.7.1.1 allows for existing industrial operations to 
continue where they generate extensive outdoor processing and storage areas, in accordance 
with the OP. Policy 17.7.1.2 lists prohibited uses for lands fronting on Airport Road, which is not 
applicable to the subject site. The subject site is not identified as a special or exempt site within 
the Northeast Employment Area.  

Based on the above, the proposed warehousing, distributing and wholesaling use is permitted on 
the subject site under the OP. The proposed development and affiliated Zoning By-law 
Amendment will therefore ensure the zoning of the subject site conforms with the OP by rezoning 
the site to an Employment zone, as detailed in Section 5.5 of this Report.  

5.4.2 Intensification Areas 
On Schedule 2 – Intensification Areas, the OP identifies the subject site at the periphery of the 
500 m radius circle of a future Major Transit Station Area (MTSA) (Figure 24). MTSAs in the City 
of Mississauga are lands within a 500 to 800 metre radius of a transit station or stop along existing 
or planned transit corridors. This includes stations and stops along the GO Train, Light Rail 
Transit, and Bus Rapid Transit. As part of the overall Peel Official Plan Review 2051, the Region 
of Peel is undergoing a study in collaboration with local municipalities to determine MTSA 
locations, boundaries, and the minimum density (people and jobs) that can be accommodated 
within them. In the proposed plan, the subject site would fall within a priority MTSA (as per the 
Growth Plan, 2019) on the 403 Bus Rapid Transit route.  

 

Section 5.5 the OP generally outlines direction for Intensification Areas and MTSAs which include 
accommodating a mix of medium and high-density housing, community infrastructure, 
employment, and commercial uses including mixed use residential/commercial buildings and 
offices. Residential and employment density should also be sufficiently high to support transit 
usage. However, Section 5.5.11 identifies where there is a conflict between the Natural Heritage 
System (NHS) and Intensification Area, policies of the NHS will take precedence. The proposed 
development will provide new employment uses within an MTSA, in accordance with the OP, while 
avoiding the woodlot/woodlands on the subject site until such time where a driveway is needed.  

Section 5.5.13 of the OP states that MTSAs will be subject to a minimum building height of two 
storeys with a maximum height dependent on the local area policies. While the proposed 
development comprises two single-storey buildings, given the employment use, the buildings will 

Figure 24: Schedule 2 -  Intensification Areas 
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exhibit a greater floor to ceiling ratio more in line with a two storey built-form. Please refer to the 
building elevations provided by Glenn Piotrowski Architect.  

Section 5.5.16 of the OP states MTSAs will be planned and designed to provide access from 
various transportation modes to the transit facility, including consideration of pedestrians, bicycle 
parking and commuter pick-up/drop off areas. The proposed development will help support 
existing active transportation and transit networks in the vicinity of the subject site.  

It is expected policies in the OP for Intensification Areas and MTSAs will change according to the 
policies following adoption of the ongoing Regional Official Plan Review. 

Based on a detailed review of the OP, the proposed development conforms to the intensification 
objectives of the OP and the Business Employment designation by providing new employment 
uses at a height and scale that maximizes the developability of the subject lands and are 
accessible via to alternative modes of transport.  

5.4.3 Green System 
The woodlot/woodlands on the western portion of the subject site is identified as part of the Natural 
Heritage System (NHS) and further identified as Significant Natural Areas and Natural Green 
Spaces, as shown in Figure 25. 

 
Pursuant to Chapter 6 of the OP, areas in the Green System are considered to be vital to the 
ecological, economic, social and spiritual well-being of the city and also provide opportunities for 
passive and active recreation. Additionally, Green Systems provide habitats for trees, flora, fauna 
and aquatic life, replenish ground water, and helps to limit damage that may result from flooding 
and erosion. Green Systems are to be considered in all land use and planning decisions in order 
to build a strong community and competitive economy.  

Section 6.3.24 provides direction on how the municipality will protect the NHS. Some measures 
include retaining  areas in a natural condition; controlling activities that may be incompatible with 
the retention of the NHS and associated ecological functions; promoting stewardship within 
privately and publicly owned lands within the NHS; and regulating  encroachment into the NHS 
and other public open spaces. Section 6.3.26 further states that lands identified as, or meeting the 
criteria of, a Significant Natural Area, as well as their associated buffers, will be designated 
Greenlands and zoned to ensure their long-term protection. Uses will be limited to conservation, 
flood and/or erosion control, essential infrastructure, and passive recreation.  

Notwithstanding, Section 6.3.27 of the OP indicates that development and site alteration within 
the Greenlands designation or within/adjacent to a Significant Natural Area will not be permitted 

Figure 25: Schedule 3 – Natural System 
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unless all reasonable alternatives have been considered and any negative impacts minimized. 
Any negative impact that cannot be avoided will be mitigated. As demonstrated on the site plan 
for the proposed development, and justified through the EIS prepared by Dillon Consulting, the 
only access connection to IO lands to the west is through the Significant Natural Area, with no 
other reasonable alternatives being possible. 

The proposed development maintains the integrity of the Green System by limiting development 
within this identified area. This ensures that the space continues to serve as a habitat for 
surrounding wildlife and organisms and will serve as an area that encourages different forms of 
recreation. The maintenance of this space adjacent to the proposed development encourages 
healthier and more sustainable communities. The woodlot/woodlands will also be gratuitously 
conveyed to the City.  

Based on this review, the proposed development conforms with the OP by achieving the 
intensification and broader objectives for employment areas, introducing uses permitted under the 
Business Employment Designation, and largely avoiding the Greenlands and Significant Natural 
Area, which are proposed to be conveyed to the City.  

5.5 Zoning By-law 0225-2007 
The City of Mississauga Zoning By-law 0225-2007 zones the subject site as Development: D 
(Figure 26).  The D zone recognizes vacant lands not yet developed or to permit a use legally 
existing during the passing of ZBL 0225-2007.   

 
Permitted uses within the D zoning include a community garden, essential emergency services, 
transit corridor, transit terminal, a temporary tent, and other existing buildings and structures. 
There is no exception or holding provision applicable to the subject site. Given the temporary 
nature and the expected rezoning of lands under the D zone, any future development on site would 
require a Zoning By-law Amendment.  

5.5.1  Zoning By-law Amendment  
The proposed Zoning By-law Amendment seeks to rezone the subject site from D: Development 
to E2: Employment which is in keeping with surrounding employment lands. A range of uses are 
permitted within this zone, including manufacturing facility, truck terminal, and warehouse and 
distribution facility, among others. The proposed use is in keeping with the permitted uses under 
the E2 zone, which will further support the OP and achieving the objectives for the subject site. 
The following table illustrates key provisions that apply to the E2 zone and demonstrates how the 

Figure 26:  City of Mississauga Zoning By-law 0225-2007  
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proposed development conforms to these regulations.  The Draft Zoning By-law Amendment is 
provided in Appendix B to this Report.  

Table 2: Zoning Conformity 

CATEGORY PROVISION PROPOSED 
DEVELOPMENT 

CONFORMS? 

Minimum Lot Frontage  30.0 m 192.4 m   Yes 

Maximum Floor Space Index – 
Non-Residential Offices and/or 
Medical Offices 

 1.0 N/A Yes 

Minimum Front Yard 

Where the opposite side of the 
street on which the lot fronts is a 
Residential Zone 

 7.5 m 

 30.0 m 

20.8 m  Yes 

Minimum Exterior Side Yard 

Where the opposite side of the 
street on which the lot front is a 
Residential Zone  

 7.5 m 

 15.0 m 

N/A Yes 

Minimum Interior Side Yard 
a. Lot with a lot frontage less

than or equal to 75.0 m
b. Lot with a lot frontage greater

than 75.0 m
c. Yard abutting a Residential

Zone

a. The greater of
10% of the frontage of
lot, or 4.5 m
b. 7.5 m
c. 15.0 m

a. N/A
b. 10.6 m  (North)

7.5 m (South)
c. N/A

Yes 

Minimum Rear Yard  

Yard abutting a Residential Zone 

7.5 m 

15.0 m 

15.9 m 

N/A 

Yes 

Minimum Height N/A  12 m  Yes 

Minimum Landscaped Buffer 
a. from a lot line that abuts a

Residential Zone
b. from a lot line that is a street

line
c. from a lot line where the lot line 

abuts an Institution, Office,
Commercial, City Centre,
Parkway Belt, or Buffer Zone,
or any combination of zones
thereof

d. from a lot line that abuts an
Employment, Utility, or Airport
Zone, or any combination of
zones thereof

e. from any other lot line

a. 7.0 m

b. 4.5 m

c. 3.0 m

d. 0.0 m

e. 0.0 m

a. N/A

b. 4.5 m

c. N/A

d. 1.7 m (North)

7.5 (South)

e. N/A

Yes 

Based on a review of the Zoning By-law, the proposed development adheres to provisions for the 
E2 zone.  As such, the proposed Zoning By-law Amendment will facilitate the appropriate zoning 
framework and provisions on the subject site to implement the proposed development.   
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6 Planning Analysis Justification 
The following section provides a discussion of the rationale for the proposed Zoning By-law 
Amendment application which will facilitate the amendments required to permit the development 
as shown in Appendix B of this report. The proposed amendment is largely administrative in nature 
to rezone the subject site to facilitate development of the subject site.  The proposed amendment 
is consistent with and conforms to Provincial policy, is consistent with Regional and Municipal land 
use policy, and the overall development represents good planning. 

6.1 Consistent with Provincial Policy Direction 
The proposed development and associated Zoning By-Law Amendment will facilitate the 
intensification of the subject site in accordance with Provincial policy directions outlined in the PPS 
and Growth Plan. This includes providing opportunities and facilitating economic growth by 
identifying suitable employment sites, growing Settlement Areas with existing municipal 
infrastructure, encouraging intensification in Built-Up Areas, making efficient use of vacant, 
underutilized employment lands, and preserving employment lands near major goods movement 
facilities.  

The proposed development meets these objectives by transforming a vacant parcel with access 
to a 400-series highway, local roads and public transit to a development with significant 
employment coverage. The site is located within a Provincially Significant Employment Area and 
is proposed to be developed with uses that are entirely consistent with this function.  

Additionally, Provincial policy seeks for development to foster collaboration between public and 
private sectors. In the case of the subject site’s adjacency to the IO parcel, specific consideration 
of the site’s development will support and enable future development of the IO parcel. Driveway 
placement and traffic routing through the subject site will be planned to accommodate future 
development of the IO parcel allowing them access to a right-of-way via the subject site.  

6.2 Conforms with Regional Official Plan Policy Direction 
The ROP provides a framework which covers different land use designations applicable to the 
subject site. The subject site falls under several designations including within the Core Areas of 
the Greenlands Systems, the Urban System, the Built-Up Area, and the Employment Area. The 
ROP encourages areas such as the Woodlands found on the subject site to retain their ecosystem 
function. The proposed site plan for the development conforms to policies of the Greenlands 
System by preserving the Woodlands and proposing development on the eastern portion of the 
subject site, leaving the Greenlands System largely untouched.  

The subject site also falls within the Urban System of the ROP Regional Structure, which has 
policy direction to preserve and protect lands adjacent to highways for employment lands and 
infrastructure uses. The subject site is further identified in the Built-Up Area which outlines policies 
to conform with the Growth Plan’s direction for intensification in developed areas with underutilized 
lands. The proposed development and associated Zoning By-Law Amendment will enable the 
desired policy outcomes of the designations applicable to the subject site by introducing new 
employment uses in an area with existing employment lands. 

6.3 Conforms with City Official Plan Direction 
The City of Mississauga Official Plan provides comprehensive guidance regarding the urban 
structure, land use, permitted uses, and densities to seek the appropriate development desired. 
The subject site is located within the Northeast Employment Area, and specifically win a Business 
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Employment area which allows for a range of uses on site to support economic growth. The Green 
System lands on the subject site are avoided.  

The proposed development and associated Zoning By-Law Amendment conforms with the policy 
direction and vision for the larger Employment Area as outlined in both the Regional and Municipal 
Official Plan. Redevelopment of the subject site would add a significant amount of new 
employment to the area, with warehousing, distributing, and wholesaling uses being permitted on 
the subject site.  The proposed development will help diversify the current employment uses and 
accommodate current and future needs by providing a sustainable, diversified economic base, 
supporting employment opportunities, and maintaining an adequate supply of land. It will also 
ensure that the appropriate infrastructure is provided and that the development is transit 
supportive.  

Additionally, it is expected the subject site will fall within an MTSA once delineated by the City, as 
is identified by the Region The proposed development will help achieve the intensification and 
densification policies of MTSAs as applicable to employment sites that are also within a PSEZ.  

6.4 Consistent with Zoning Intent 
As noted above, Provincial, Regional and Municipal policy framework for the subject lands 
anticipate the intensification and redevelopment of the lands as part of a growing employment 
area. The existing zoning for the subject site is temporary in nature and was created to permit a 
legally existing use during the passing of Zoning By-Law 0225-2007. The proposed Zoning By-
law Amendment to rezone the subject site from Development to  Employment will allow the subject 
site to develop as employment lands and achieve the policy outcomes of this Business 
Employment designation, thereby ensuring conformity with Provincial, Regional, and Official Plan 
directives.   

7 Conclusion 
Based on IBI Group’s analysis of the subject site, the surrounding lands, the supporting studies, 
and the applicable planning policy framework, the proposed development and associated Zoning 
By-law Amendment will facilitate a development that conforms to the Provincial, Regional, and 
Municipal planning and policy framework. The proposed development and associated Amendment 
will ensure conformity with Official Plan policy by rezoning the site for employment uses, ensuring 
compatibility with surrounding employment lands. This development supports Provincial, 
Regional, and Municipal direction for stimulating economic growth, makes efficient use of 
infrastructure, and densifies employment uses within an existing Employment Area in proximity to 
transit. As such, it is IBI Group’s professional opinion that the proposed development and 
associated Zoning By-Law Amendment constitutes good planning. 

Respectfully submitted this 5th day of November, 2021. 

Sincerely,  

IBI Group  

 
Catriona Moggach RPP  

I hereby certify that this Planning Justification Report was prepared by a Registered Professional Planner, within the 
meaning of the Ontario Professional Planners Institute Act, 1994, and is for this property only. 
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THE CORPORATION OF THE CITY OF MISSISSAUGA 

BY-LAW NUMBER 0225-2007 

A by-law to amend By-law Number 0225-2007, as amended.  

WHEREAS pursuant to section 34 and 36 of the Planning Act, R.S.O. 1990, c.P.13, as amended, the 

Council of a local municipality may pass a zoning by-law; 

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

1 The lands subject to this By-law consist of Part of Lot 1, Concession 1, City of Mississauga, as 

shown in hatching on Schedule “A” attached hereto, and that Schedule “A” forms part of this By-

law 

2 By-law Number 0225-2007, as amended, being a City of Mississauga Zoning By-law, is amended 

by adding Exception XXX:  N/A 

XX Exception: E2 - XX Map #27 By-law: 0225-2007 

In a E2 – XX zone the permitted uses and applicable regulations shall be as specified for a E2 
zone except that the following uses/regulations shall apply: 
Additional Permitted Uses 

 N/A  

Regulations 

N/A 

 

3 Map Number 27 of Schedule “B” to By-law Number 0225-2007, as amended, being a City of 

Mississauga Zoning By-law, is amended by changing thereon from “D” to “E2”, the zoning of 

Part of Lot 9 Concession 2, 4496 Tomken Road, in the City of Mississauga as shown on the 

attached Schedule “A”. 

ENACTED and PASSED this ________ day of ________________ 2021. 

 

_________________________  
MAYOR 

 
 

_________________________ 
CLERK 

 



Schedule “A” 

 
 

 

 

 



APPENDIX “A” TO BY-LAW NUMBER 0225-2007 
 

Explanation of the Purpose and Effect of the By-law 

The purpose of the By-law is to permit two warehouse and distribution buildings. 

This By-law amends the zoning of the property outlined on the attached Schedule “A” from “D” 
(Development) to “E2” (Employment). 

“E2” permits the warehouse and distribution buildings. 

The purpose of this By-law is to permit redevelopment of the property known as Part of Lot 9 Concession, 
4496 Tomken Road, in the City of Mississauga, Regional Municipality of Peel.  

This By-law amends the zoning of the property outlines on the attached Schedule “A” from “D” to “E2”. 

Location of the Lands Affected 

Located on lands municipally addressed as 4496 Tomken Road, mid block between Eglinton Avenue East 
and Eastgate Parkway, as shown on the attached Map designated as Schedule “A”. 

Further information regarding this By-law may be obtained from XXXX of the City Planning and 
Building Department at 905-615-3200 ext. XXXX. 
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