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1.0 Overview

Malone Given Parsons Ltd. (“MGP”) is the Land Use Planner for RGF (Mississauga)

Developments Inc., c/o HBNG Holborn Group, owners of 1.82 hectares (4.51 acres) of land

located at the northeast corner of Burnhamthorpe Road West and Confederation Parkway,

municipally known as 325 Burnhamthorpe Road West, in the City of Mississauga (the “Subject

Lands”). 

HBNG Holborn Group proposes to develop a total of five (5) high rise residential towers

ranging in height from 52-65 storeys, with a total of 4,277 dwelling units, to be built out over

two phases with a pedestrian mew bisecting the phasing line. Phase 1 includes the

development of three (3) towers of up to 62 storeys over the existing parking lot. This phase

will total 2,436 units, 1,618 parking spaces, and a GFA of 159,732.5 m2. Phase 2 would

encompass the redevelopment of the existing YMCA facility into two towers over a 7-storey

podium, totalling 1,841 units, 1,226 parking spaces, and a total GFA of 118,648.9 m2. A total

of 279,841.4 sq. m of gross floor area is proposed resulting in a density of 15.26 Floor Space

Index. 

2,844 parking spaces are proposed over four levels of underground parking and in the

proposed podiums. HBNG Holborn Group is submitting an application for Official Plan

Amendment to permit the proposed development. The purpose of this planning opinion letter

is to accompany the Official Plan Amendment to amend the Downtown Core Local Area Plan

by removing a planned municipal local road bisecting the Subject Lands and replacing it with

a pedestrian mew. 
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2.0 Site Context

The Subject Lands are located within Mississauga’s Downtown Core and within walking

distance to cultural, recreational, retail, and service amenities. The Subject Lands are

conveniently accessed by Mississauga transit bus routes at the intersection of

Burnhamthorpe Road and Confederation Parkway and the Square One Bus Terminal.

Currently, the Subject Lands are occupied by the Mississauga YMCA facility, a three-storey

recreation centre, and an accompanying surface parking lot. The Downtown Core has

undergone a rapid transformation over the past decade due to the intensification and

expansion of active and public transport routes near the Subject Lands. The Subject Lands

represent a prime opportunity for intensification in an area expected for growth, which will

efficiently use land and resources, as well as public infrastructure and services available to

the site. Figure 1 shows the location of the Subject Lands and Table 1 provides the legal

description.

Figure 1: Location of the Subject Lands

Source: Google Earth (2018), Malone Given Parsons, Ltd. (2021)
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Table 1: Legal Description of the Subject Lands

Registered

Owner
Legal Description Municipal Address PIN Area

RGF

(MISSISSAUGA)

DEVELOPMENTS

INC.

PT LT 18, CON 2 NORTH

OF DUNDAS ST

TORONTO TWP, PART 6

& 16, 43R13007, T/W

AND S/T RO752296; S/T

RO886017

MISSISSAUGA

SUBJECT TO AN

EASEMENT IN GROSS

OVER PART 2, PLAN

43R38154 AS IN

PR3320412 SUBJECT

TO AN EASEMENT IN

GROSS OVER PART

1, PLAN 43R38154 AS

IN PR3320414 CITY OF

MISSISSAUGA

325 

BURNHAMTHORPE

RD W

MISSISSAUGA

L5B3R2

131410205 1.82

Ha

(4.51

Ac)

The Subject Lands are in proximity to a variety of residential, commercial, and institutional

uses, and are as follows:

To the North

• Mixed use condominiums and high-

rise towers

• Mississauga City Hall

• Community Communion Park

To the East

•  Hazel McCallion Central Library

•  Mississauga Celebration Square

To the South

• Mixed use condominiums and high-

rise towers

• Commercial and office building

To the West

•  Mixed use condominiums and high-

rise towers

3.0 Proposed Development

The proposed development is a two-phase mixed-use development totalling five (5) high rise

towers (collectively, the “Proposed Development”). The first phase will consist of three

towers built on a 5-storey podium on the western half of the Subject Lands, replacing the

existing surface parking lot. Phase Two will consist of two towers built on a 7-storey podium

on the eastern half of the Subject Lands. Once fully constructed, the development will provide

a total of 8,660m2 of space for indoor and outdoor amenities.
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A 13.0 metre pedestrian mew will bisect the Subject Lands and provide connectivity between

City Centre Drive and Burnhamthorpe Road West. The pedestrian mew will provide access to

building lobbies and proposed residential units at grade and divide the Proposed

Development into two blocks that will serve as the separate phases. This pedestrian mew will

be constructed as part of the second phase and serve as a mid-block pedestrian connection

through the Subject Lands to the surrounding area, creating a continuous and permeable

urban fabric between the Subject Lands and other development blocks in the Downtown. The

proposed pedestrian mew will be publicly accessible and subject to an easement agreement

registered on title. 

The Proposed Development is shown in Figure 2 – below.

Figure 2: Proposed Site Plan

Source: Turner Fleischer Architects (2021)

3.1 Proposed Official Plan Amendment Application

The draft Official Plan Amendment submitted as part of this application proposes to replace

the planned/future road with a pedestrian easement by amending Schedule 10 of the

Mississauga Official Plan and Schedules 1-5 of the Downtown Core Local Area Plan. Replacing

the planned local road with a pedestrian easement respects the overall intent and vision of

the Mississauga Official Plan and Downtown Core Local Area Plan, by encouraging pedestrian

access and connectivity with adjacent blocks. The Proposed Development provides a form of

development that is compatible with the existing surrounding context and meets the overall

intent of the provincial, regional, and municipal planning policies, as well as being supported

by the submitted technical studies. No other amendments to these designations are

necessary to permit the Proposed Development. 

It is our opinion that the Proposed Development and the proposed Official Plan Amendment

represents good planning. 
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4.0 Application History

A pre-application meeting was held on June 9, 2021 with City staff to determine submission

requirements for both an Official Plan Amendment and Holding By-Law Removal. For the

purposes of this letter, discussion of the Proposed Development will revolve solely around

the Official Plan Amendment. An application to remove the Holding By-law will be submitted

at a later date.

5.0 Planning Policy Context

The sections below provide an analysis of the Subject Lands in the context of the following

Provincial, Regional, and Municipal documents:

• Provincial Policy Statement, 2020;

• A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2019;

• Peel Region Official Plan, 1996 (2021 Consolidation);

• City of Mississauga Official Plan, 2010;

• City of Mississauga Zoning By-Law 0225-2007, 2007;

5.1 Provincial Policy Statement, 2020

The Provincial Policy Statement, 2020 (“PPS”) provides long-term policy direction for matters

of provincial interest related to land use planning and development. It provides a policy

framework for the development of healthy, liveable and safe communities, a healthy

environment, and a strong economy. All goals identified within the PPS are to be

complemented by regional and municipal official plans to achieve comprehensive, integrated

planning. The PPS promotes efficient land, resource, and infrastructure use by focusing

growth within urban and rural settlement areas. All planning decisions shall be consistent

with the policies of the PPS.

It is the intent of the PPS to ensure development occurs in a matter that is cost and land

efficient through the use of land, resources, and public infrastructure. The PPS provides

several policies that promote strong communities, providing for an appropriate range and mix

of housing options, optimizing and efficiently using public infrastructure, and facilitating

economic growth (Section 1.0). The PPS establishes that settlement areas are the focus of

growth and development in Section 1.1.3.1. Development within the settlement areas shall

be based on densities and a mix of land uses which support active transportation and be

transit supportive (Policy 1.1.3.2). Furthermore, the PPS encourages planning authorities to

identify and promote opportunities for transit-supportive development and to accommodate

a range of housing options (Policy 1.1.3.3) that meet projected needs of current and future

residents by directing development to areas where appropriate levels of infrastructure and

public service facilities are available (Policy 1.4.3). Healthy and active communities are also

promoted by the PPS, by planning for public streets and spaces in order to foster social

interactions, facilitate active transportation uses, and improving community connectivity

(Policy 1.5.1).

The proposed development represents efficient use of land, resources, and infrastructure on

an underutilized site. The Subject Lands are well-suited for this type of intensification given
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the site’s location within an urban settlement area and Mississauga’s Downtown Core, size of

the property, and proximity to transit and residential, retail, and commercial uses. The

Proposed Development contributes to the optimization of the use of land, whilst also

providing a range of housing options. Intensifying the urban centre of Mississauga is not only

the path to achieving sufficient transit support, but also promotes the use of active

transportation and minimizes the negative impacts of a changing climate. It is our opinion that

the Proposed Development is consistent with the vision set by the PPS policies as they relate

to creating a strong, healthy community and efficiently using land resources and

infrastructure. 

5.2 A Place to Growth: Growth Plan for the Greater Golden Horseshoe, 2019

(2020 Consolidation)

A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2019 (“Growth Plan”)

mirrors the policies set in the PPS and provides policy guidance to managing growth and

development in the Greater Golden Horseshoe. The Growth Plan provides a framework for

implementing the Province’s vision for building complete communities within the Greater

Golden Horseshoe to 2051. The Subject Lands are subject to and shall conform with the

policies set out in this document.

The Subject Lands are located within the delineated built-up area and Downtown Mississauga

Urban Growth Centre (UGC), as defined by Schedule 4 of the Growth Plan and are subject to

policies set within Section 2.2.3. Within this section, the Downtown Mississauga UGC is

planned to achieve by 2031 a minimum target density of 200 residents and jobs per hectare.

The Growth Plan also sets out a minimum target density of 160 people and jobs per hectare

for major transit station areas (“MTSA”) served by light rail transit or bus rapid transit. The

Proposed Development will support the transit network, provide housing within a strategic

growth area, and contribute to the intensification and minimum density targets, which have

already been exceeded within the UGC. 

The design of the proposed pedestrian mew will adopt a complete streets approach and

support the needs and safety of all road users (Policy 3.2.2.2). Providing a point of access for

active transportation users will increase modal share and prioritize pedestrian safety whilst

expanding infrastructure to support these uses, in accordance with Policy 3.2.2.4. Facilitating

improved linkages for active transportation users between blocks will ensure that these

networks are comprehensive and integrated into the Proposed Development (Policy 3.2.3.4). 

The development of the Subject Lands will contribute to complete communities and the

forecasted growth by planning to achieve minimum intensification and density targets within

the urban growth centre. The Proposed Development contributes to the City and Region’s

goals to diversify the housing stock in a compact built form proximal to a range and mix of

land uses. It is our opinion that the Proposed Development is consistent with the vision set

by the Growth Plan’s policies as they relate to creating complete communities and

intensifying the built-up area.
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5.3 Peel Region Official Plan, 1996 (2021 Consolidation);

The Peel Region Official Plan 2021 Consolidation (“PROP”) as amended was approved by the

Ministry of Municipal Affairs and Housing in 1996 and provides the requisite framework for

guiding development, economic, environmental and community building decisions to manage

growth within Peel Region. The PROP designates the Subject Lands as Urban System and is

within the Conceptual Urban Growth Centre, as seen in Schedule D of the PROP (Figure 3).

Development within the Subject Lands must conform with the policies of the PROP.

Figure 3: Excerpt from Peel Region Official Plan - Schedule D Regional Structure

Source: Peel Region (2017), & MGP (2021)

The intent of the Urban System is to establish healthy complete communities and achieve an

intensified and compact form that efficiently uses land, services, and infrastructure. Urban

development is to be directed towards the Urban System, and particularly intensification

within the Urban Growth Centres of Peel Region. The Urban Growth Centre objectives are to

strategically focus intensification to these areas, include compact forms of urban

development, and provide for a range and mix of housing and employment to Peel residents,

workers, and visitors. The Urban Growth Centres are focal areas for investment in regional
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public services and infrastructure which further supports intensification and public transit

usage. Urban Growth Centres are expected to reach a minimum gross density target of 200

residents and jobs per hectare by 2031 or earlier (Policy 5.3.3.1.4). 

The Proposed Development conforms of the policies of the PROP as it provides residential

development within the Urban System designation, which contributes to achieving the

Region’s growth forecasts and intensification targets. The redevelopment of the Subject

Lands from an underutilized recreation centre and parking lot to five (5) condominium towers

adds to the range and mix of housing options and levels of affordability in the Region and

contributes to the achievement of complete communities. Additionally, development of the

Subject Lands assists in creating transit supportive communities, whilst increasing retail and

commercial opportunities in accordance with Section 5.8.2 of the PROP. 

5.4 Mississauga Official Plan (2010)

The City of Mississauga Official Plan (“MOP”) was adopted by Council on September

29, 2010 and approved by the Region of Peel on September 22, 2011. The MOP aims to plan

for a strong, diversified economy supported by a range of mobility options and a variety of

housing and community infrastructure to create complete communities. All development

must conform to the policies of the MOP. The overall vision of the MOP is to guide growth and

promote compact, mixed-use developments to areas identified for intensification such as the

Downtown Core. 

The Subject Lands are identified within the ‘Downtown’ area of Mississauga, within the

Downtown Core Character Area, within a Major Transit Station Area, and subsequently within

the Hurontario Intensification Corridor (Figures 4 & 5). The Downtown area is Mississauga’s

Urban Growth Centre and is intended to contain the highest densities, tallest buildings, and

greatest mix of uses within the City. It is also a key area for connectivity to higher-order transit

services, transit corridors and the larger transport network. The area is also expected to reach

a minimum gross density of 200 residents and jobs per hectare, with a target gross density

between 300 and 400 residents and jobs per hectare and a 1:1 population-to-employment

ratio by 2031. 
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Figure 4: Schedule 1 – Urban System

Source:  City of Mississauga (2010) & MGP (2021)

Figure 5: Schedule 2 – Intensification Areas

Source:  City of Mississauga (2010) & MGP (2021)
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Additionally, the Subject Lands are designated “Downtown Mixed-Use”, shown in Figure 6,

and is subject to policies set within the Downtown Core Local Area Plan.

 Figure 6: Schedule 10 – Land Use Designations

Source:  City of Mississauga (2010) & MGP (2021)

The Proposed Development within the Subject Lands conforms with the policies set out within

the MOP. The proposed mixed-use development will satisfy the planned function of the

Downtown with respect to the tallest and densest developments within the City, as set by the

MOP (Policy 5.3.1.4), will have the massing and scale appropriate for the site which is

consistent with the existing and planned character of the area, and will contribute to the City

achieving a 1:1 population-to-employment ratio. The Proposed Development will contribute

to pedestrian oriented streetscapes and have an urban built form that is attractive, compact,

and transit supportive. The proposal will also satisfy the intent of the MOP to accommodate

for a range of housing types at optimal locations within Downtown Mississauga. The dense

units within the proposed condominiums are also to be offered at various price points, which

can contribute to the City’s efforts in providing affordable housing. 

Burnhamthorpe Road West is an excellent opportunity for intensification, where similar

condominium developments have already been constructed and additionally is serviced by

transit, thus increasing accessibility, and reducing impacts of a changing climate. The

introduction of a pedestrian mew on the Subject Lands also contributes to creating a street

network that is supportive of active transportation as convenient forms of transportation

within the Downtown (Policy 5.3.1.13). The proposed Official Plan Amendment maintains the

overall fine-grain road pattern and connectivity, particularly for cycling and pedestrian
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movements, within the Downtown Core in accordance with the policies of Section 8.2.4 and

9.3.1.

5.4.1 Downtown Core Local Area Plan

The Downtown Core Local Area Plan (“Downtown Core Plan”) provides land use policies for

lands located within the Downtown Core of Mississauga. The Downtown forms part of the UGC

and is the focus for population and employment growth in the City to 2031. The City also aims

to ensure a balance between residential and employment uses in order to achieve a

sustainable downtown. These policies focus on strengthening and improving the image of the

Downtown Core as a prominent destination and urban mixed-use centre in the Greater

Toronto Area. The Subject Lands are identified within the “Confederation Parkway District”

(see Figure 7), which emphasizes its role as the northwestern gateway to the Downtown Core,

which is to include a mix of uses to encourage a sense of place and pedestrian movement. 

Figure 7: Schedule 1: Downtown Core Districts

Source:  City of Mississauga (2010) & MGP (2021)

The Downtown Core Plan also emphasizes the importance of its road pattern and network,

specifically to create…“a fine-grained, well connected road network that supports multi-modal

transportation modes: walking, cycling, transit, servicing and goods movement, and the car”

(Section 4.1(d)), resulting in the bisection of blocks by planned/future local roads. Currently,

a new local road is identified to bisect the Subject Lands in Schedule 2 of the Downtown Core

Plan (Figure 8). 
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Figure 8: Schedule 2 – Long Term Road Network and Classification

Source:  City of Mississauga (2010) & MGP (2021)

The concept plan proposes the development of five (5) high rise towers atop two podiums

separated by a pedestrian mew (identified as a pedestrian easement) in the place of the

planned/ future local road. The proposed pedestrian mew will respect the fine grid network

planned for the Downtown Core (Policy 9.2.1.1(a)) and will serve to provide pedestrian

access, connectivity to adjacent communities, and will incorporate a high quality of design, as

required of boulevards and sidewalks in Section 9.2.2.1 of the Downtown Core Plan. The

concept plan also proposes continuous buildings which include at-grade retail uses at

frontages along Burnhamthorpe Road, Confederation Parkway, City Centre Drive, and Living

Arts Drive, which aligns with Policies 9.2.3.1, 9.3.3.2 and Schedule 4 (Figure 9) with respect

to the function and form of ‘A’ Streets’.

Figure 9: Schedule 4 - Downtown Core A & B Street Frontage

Source:  City of Mississauga (2010) & MGP (2021)
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The Downtown Mixed-Use designation is intended to permit a wide range of land uses and

activities, including apartments, major offices, townhomes accessory to apartments, and

accessory commercial uses which include retail stores, personal services, restaurants, and

financial institutions (Policy 11.1.3.3). Additionally, the Downtown Core has unlimited height

and density requirements, promoting high density development, such as that proposed in the

concept plan. It is our opinion that the Proposed Development meets the planned function of

the Downtown Mixed-Use designation and represents good planning. However, the Proposed

Development does not include the planned road bisecting the Subject Lands, and as such,

requires the submission of an Official Plan Amendment to amend the schedules of the MOP

and the Downtown Core Plan. 

The local road which is planned to bisect the Subject Lands between Burnhamthorpe Road

and City Centre Drive is planned to have a right-of-way of 23 metres and will terminate at City

Centre Drive. The function of this road is identified as a ‘B’ Street in the Downtown Core Plan,

which is to serve access for site servicing and providing additional pedestrian access. 

A Transportation Opinion Letter has been prepared by LEA Consulting Ltd. and is submitted

concurrently with this application, which concludes that that the planned mid-block public

roadway is not necessary for the surrounding area and is better served by a mid-block

pedestrian connection. A traffic analysis was conducted and was found that the replacement

of the mid-block roadway with a pedestrian connection, results in a single site access on City

Centre Drive that can serve the traffic in the study area and provide additional improvement

for pedestrian permeability. A full-scale Transportation Impact Study (TIS) will be conducted

for the proposed development at a later stage.

Reclassifying this local road as a pedestrian easement in the Downtown Core Plan does not

impede access or pedestrian connectivity within the Subject Lands, and in fact improves

pedestrian permeability, connectivity with adjacent blocks, and contributes to the

development of complete communities within the Subject Lands. The pedestrian easement

will also provide the mid-block connectivity that complements and enhances the surrounding

road network, in accordance with Policy 8.2.1.2 of the Downtown Core Plan. It is for these

reasons that we believe the Proposed Development meets the intent of the Mississauga

Official Plan and Downtown Local Area Plan and represents good planning. 

5.5 Mississauga Zoning By-Law 0225-2007

The City of Mississauga Zoning By-Law 0225-2007 was passed by Council on June 20, 2007.

The Subject Lands are zoned as City Centre Mixed Use (CC2) and are identified to have a

Holding Provision placed on the lands. The CC2 zone permits office, retail, residential, and

other uses appropriate for the Downtown Core. Figure 10 provides an excerpt of the zoning-

by law schedule and outlines the limits of the CC2 zone on the Subject Lands. General

provisions of this By-Law require a 25.0 m setback from Burnhamthorpe Road W (Section

2.1.14), as well as a minimum of three storeys in building height (Section 2.1.27). The site’s

proximity to existing transit networks, including a major transit station area is taken into

account when determining the highest and best use of the Subject Lands, which is encouraged

in provincial policy. It is our opinion that the proposed mixed-use development represents

good planning and complies with the City’s Zoning By-Law. The Holding provision is to be

removed upon delivery of an executed Servicing Agreement in a form satisfactory to the City



RE:  Planning Opinion Letter in Support of an Application for Official Plan Amendment

325 Burnhamthorpe Road West, Mississauga, ON

November 26, 2021

  Page 14 of 15

of Mississauga. An application to remove the Holding provision will be submitted at a later

stage. 

Figure 10: City of Mississauga Zoning 

Source: City of Mississauga (2021) & MGP (2021)

6.0 Conclusion 

As discussed in this Planning Opinion Letter, the Provincial Policy Statement (2020), the

Growth Plan for the Greater Golden Horseshoe (2020), the Region of Peel Official Plan (2018),

the City of Mississauga Official Plan (2010), and the City of Mississauga Zoning By-law 0225-

2007 have been reviewed in assessing the appropriateness of the Proposed Development. It

is our opinion that the Proposed Development is consistent with and conforms to the policies

and guidelines of these documents, as proposed to be amended, and implements good

planning in the public interest. 

The Proposed Development represents good planning as it provides for an appropriate form

of development that is compatible with the existing surrounding land uses and will contribute

to diversifying the range and mix of uses in the area. The proposed Official Plan Amendment

conforms to provincial, regional, and municipal policies with respect to the road networks,

pedestrian and cycling connectivity, and streetscape objectives. The Transportation Opinion

Letter by LEA Consulting Ltd. concludes that the planned local road is not necessary to

support the Proposed Development or the street capacity of the Downtown Core area. The

proposed pedestrian easement conforms to the policies of the PROP, MOP, and the

Downtown Core Plan. 
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The Subject Lands are an appropriate location for intensification as it is both within the Urban

Growth Centre, along existing transit routes, and achieves the pervading policy intent of

provincial, regional, and municipal official plans to develop lands within the Downtown Core

for high density uses. The Proposed Development and Official Plan Amendment implement

the policies of the Region of Peel Official Plan as well as the City of Mississauga Official Plan.

Yours very truly,

Malone Given Parsons Ltd.

Lauren Capilongo, MCIP, RPP

Principal

lcapilongo@mgp.ca

 


