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10.0 CONCLUSION 
 
The Proposed Development represents a desirable form of intensification on a currently underutilized 
site. It is our opinion that the proposed Official Plan Amendment and Zoning By-law Amendment are 
justified and represent good planning for the following reasons: 
 

1) The Proposed Development and supporting OPA and ZBLA are consistent with the policies of the 
Provincial Policy Statement as it supports an appropriate mix of uses and densities that will 
facilitate intensification and the optimized use of land, servicing infrastructure and transit as well 
as contribute to the creation of a healthy, livable and sustainable community; 
 

2) The Proposed Development and supporting OPA and ZBA conform to the policies and direction of 
the Growth Plan and Region of Peel Official Plan as it will promote a compact built form and 
appropriate mix of uses and densities that will support the efficient use of transit, active 
transportation and other public infrastructure and services and will support the creation of 
complete and transit-oriented communities; 

 
3) The Proposed Development and implementing OPA and ZBLA will support the creation of 

complete communities through the proposed transit-supportive densities, an appropriate mix of 
land uses with convenient access between residential areas, provision of adequate and 
appropriate commercial services and open spaces, a well connected and safe pedestrian and 
cycling network as well as generating sense of place; 

 
4) The Proposed Development presents an efficient use of land and cost-effective development 

patterns, fully embraces planned and existing public infrastructure and services, which is 
consistent with the policies of the Mississauga Official Plan; 
 

5) The Proposed Development and implementing OPA and ZBA will supporting the creation of a 
sustainable community that prioritizes the use of public transit and active transportation. The 
Proposed Development is pedestrian friendly and transit-supportive and will increase transit 
ridership over time by utilizing existing and planned transit. The Proposed Development has the 
potential to support significant transit improvements, thereby improve transit access and 
convenience for the broader Lakeview community. The Proposed Development is pedestrian 
friendly; walkways and the proposed street network provide unimpeded pedestrian access to 
transit stops, parks, commercial services and other amenities in the surrounding area; 
 

6) The Proposed Development is compatible with the surrounding land uses. Building heights are 
proposed to exceed maximum heights established for Neighbourhood areas, however an 
appropriate transition in land use and built form has been achieved in particular through 
strategically locating heights and ensuring appropriate separation distances with surrounding 
low-density neighbourhoods in keeping with MOP and Local Area policies; 
 

7) The Proposed Development and supporting OPA and ZBLA provide opportunities for a diverse 
range of residential housing types, sizes and potential tenure which will accommodate a range of 
life-stages, housing needs and incomes. This housing mix will support the broader objectives of 
housing affordability and aging in place for the Lakeview Neighbourhood and broader community; 
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8) The Proposed Development and supporting OPA and ZBLA are supported by technical analysis 
prepared by various subject matter experts. The general conclusions of this analysis confirm that 
the Proposed Development is supportable and does not impose unacceptable conditions on the 
existing community that cannot be mitigated;  
 

9) The proposed redevelopment of the Subject Lands will contribute positively to the community by 
transforming a suburban retail site and surface parking lot into a mixed use community, improved 
streetscape, new public green/open space destinations, greater housing options for new and 
existing area residents and improved pedestrian and cycling experience; and, 
 

10) As part of the “More Homes Built Faster Act”, the Provincial Government has set a goal of having 
1.5 million homes built over the next 10 years to address the current housing crisis. The Proposed 
Development is aligned with, and contributes towards the implementation of Provincial housing 
objectives. 
 

 
It is our opinion that the objectives of the Provincial Policy Statement, Growth Plan, Region of Peel Official 
Plan, City of Mississauga Official Plan, and the Lakeview Local Area Plan will be met and enhanced through 
the advancement of the Proposed Development and the associated Official Plan Amendment and Zoning 
By-law Amendment. The Proposed Development will achieve good planning and will contribute to the 
creation of complete communities through introducing residential and park uses to a commercial site, 
creating a mixed-use approach and associated intensification. 

 
 
Respectfully submitted, 
 
GLEN SCHNARR & ASSOCIATES INC. 
 
 
 
 
_______________________                               
Maurice Luchich, MCIP, RPP                              
Senior Associate 
  
 
 
__________________________                              

Jennifer Staden, MCIP, RPP     
Associate    
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5. The lands are suitable for the proposed uses and are compatible with existing and 
potential future uses. The main land use while currently permitting residential, is 
proposed to be revised to allow primarily residential built form on the site at higher 
densities.  

 
6. The proposal seeks to diversify the Lakeview housing stock by introducing 

apartment units, which this area of the City is severely lacking. Furthermore, unit 
sizes will range in size (and therefore subsequently cost) to appeal to different 
family sizes and income levels. Introducing a new and more diverse population to 
the Lakeview community will allow many families to enjoy and make use of the 
amenities the Lakeview community has to offer. 

 
7. The Proposed Development has regard for the surrounding neighbourhoods and 

context by including appropriate buffers, setbacks, applied angular planes, 
stepping of building heights, considering shadow impacts and proposing ground 
related built form at the interface to Haig Boulevard. An appropriate transition in 
heights that respects the surrounding existing residential context will be achieved, 
through the construction of buildings ranging from 3 to 25 storeys. 

 
 
  



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO 
 
Mapping Amendments 
 
The Lakeview Local Area Plan, of Mississauga Official Plan, is hereby amended 
as follows: 
 
1. Map 3, Lakeview Local Area Plan Height Limits is hereby amended by adding 
a new subject lands sub-parcel within the broader Dixie Outlet Mall parcel 
and including a ‘3-25’ storey height limit as shown on Map "A" of this 
Amendment. 
 
2. Section 13.1 Special Site Policies is hereby amended by adding a new key 
map for the subject lands as shown on Map “B” of this Amendment. 
  



 
 
Text Amendments to the Lakeview Local Area Plan, of Mississauga Official Plan 
 
 
1. Section 5.2.2 Neighbourhoods 

a. Revise the first sentence under this section from “Infill and redevelopment in 
Neighbourhoods will be facilitated and be encouraged in a manner consistent with 
existing land uses in the surrounding area.” to “Infill and redevelopment in 
Neighbourhoods, which may include higher density built forms, will be facilitated and 
be encouraged in a manner to be compatible with existing land uses in the 
surrounding area.” 
b. Revise the third paragraph to include the following additional sentence: “The Dixie 
Outlet Mall lands in Serson Terrace comprise of apartment built forms in various 
heights and are part of a mixed use community.” 
 

2. Section 10.1 
a. Add a new section 10.1.2 as follows: “Redevelopment of commercial plazas will 
increase residential and non-residential building heights considering appropriate 
transition to adjacent residential and open space uses.” 

 
3. Section 10.1.3 Central Residential Neighbourhood Precinct (Cawthra Village, 
Orchard Heights, Serson Terrace) 

a. Revise the first sentence of 10.1.3.1 from “The existing commercial site at South 
Service Road and Dixie Road represents a site for potential intensification, to a 
maximum height of 4 storeys.” To “The existing commercial site at South Service 
Road and Dixie Road represents a site for potential intensification.” 
b. Delete 10.1.3.1 b. in its entirety. 
c. Renumber policy 10.1.3.1.c. to 10.1.3.1.b. 

 
4. Section 12.3 Mixed Use (Land Use Designation) 

a. Include a new section 12.3.3 indicating “Notwithstanding the Mixed- Use Policies 
of the Plan, the following policy will apply in the Serson Terrace area, Special Site # 
14: 

i. residential uses may be permitted on the ground floor.” 
 
5. Section 13.1 Special Site Policies 

a. Include a new Special Site #14 referenced as 13.1.14 with location map as shown 
on Map "I” of this Amendment, and including the following site-specific policies: 
 



Site 14 
 

 
 

i. 13.1.14 Site 14 
ii. 13.1.14.1 The lands identified as Special Site 14 are located at the 
southeast corner of South Service Road and Haig Boulevard.. 
iii. 13.1.14.2 Policies 11.2.3.7, 11.2.6 j., 11.2.6.2, 11.2.6.3, 11.2.6.4, and 
11.2.6.6, shall not apply. 
iv.  13.1.14.3  Notwithstanding the policies of this Plan, in addition to the Uses 
Permitted in all Designations, lands designated Mixed Use will also permit 
residential uses. 
v. 13.1.14.4 Notwithstanding the policies of this Plan, the following additional 
policies will apply: 

1. Single use residential buildings will be permitted. 
2. Existing and future infrastructure shall be permitted in the Mixed 

Use designation.  
vi. 13.1.14.5 Notwithstanding the maximum height provisions, a maximum 
height of 25 storeys will be permitted. 
vii. 13.1.14.6 The street network will be comprised of private streets.  
 

  



IMPLEMENTATION 
 
Upon the approval of this Amendment by the Council of the Corporation of the City of 
Mississauga, Mississauga Official Plan will be amended in accordance with this Amendment. 
The lands will be rezoned to implement this Amendment. This Amendment has been prepared 
based on the Office Consolidation of Mississauga Official Plan August 4, 2022. 
 
INTERPRETATION 
 
The provisions of Mississauga Official Plan, as amended from time to time regarding the 
interpretation of that Plan, will apply in regard to this Amendment. This Amendment 
supplements the intent and policies of Mississauga Official Plan. 
 
 
 
 
 
(File OZ 22/XXX W1) 
 
Map “A” 
 

 
 



Map “B” 
 

  



APPENDIX I 
 

PUBLIC MEETING 
 

All property owners within a radius of 120 m of the subject lands were invited to attend a Public 
Meeting of the Planning and Development Committee held on XXX 2023 in connection with 
this proposed Amendment.  



APPENDIX II 
 

City Planning and Development Committee Report – Dated XXX, 2023 
 

  



 
  



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

 

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

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

an Official Plan or an amendment thereto; 

 

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

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

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

Municipal Official Plan Amendments; 

 

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

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

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

conditions of exemption; 

 

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

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

the Regional Official Plan and is exempt; 

 

AND WHEREAS, Council desires to adopt certain amendments to Mississauga 

Official Plan regarding policy changes/mapping modifications within the Lakeview Local 

Area Plan; 

 

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

ENACTS as follows: 

 

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

Official Plan, is hereby adopted. 

 

 

ENACTED and PASSED this ___________ day of ________________________, 2023. 

 

 

 

_______________________________ 

MAYOR 

 
 

_______________________________ 

CLERK 


