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DATE:

May 12, 2009

TO:

Chair and Members of Planning and Development Committee
Meeting Date: June 1, 2009

FROM:

Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT:

Report on Comments - Official Plan Amendment 95 – Conformity
of Mississauga Plan to the Growth Plan for the Greater Golden
Horseshoe

RECOMMENDATION: That Official Plan Amendment 95, as amended, attached under
separate cover to the report titled, “Report on Comments - Official
Plan Amendment 95 – Conformity of Mississauga Plan to the Growth
Plan for the Greater Golden Horseshoe”, dated May 12, 2009 from
the Commissioner of Planning and Building, be adopted and
forwarded to the Region of Peel for approval.

BACKGROUND:

City Council, on May 13, 2009, considered the report titled “Official
Plan Amendment 95 – Conformity of Mississauga Plan to the Growth
Plan for the Greater Golden Horseshoe – PUBLIC MEETING”, dated
April 14, 2009 from the Commissioner of Planning and Building and
adopted the following:
“1. That the submissions made at the public meeting held at the
Planning and Development Committee meeting on May 4, 2009 to
consider the report titled “Official Plan Amendment 95 –
Conformity of Mississauga Plan to the Growth Plan for the
Greater Golden Horseshoe – PUBLIC MEETING” dated April 14,
2009 from the Commissioner of Planning and Building, be
received.
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2. That Planning and Building Department staff report back on the
submissions made with respect to “Official Plan Amendment 95 –
Conformity of Mississauga Plan to the Growth Plan for the
Greater Golden Horseshoe – PUBLIC MEETING”.
3. That the following correspondence with respect to the subject
matter be received:
That correspondence from David Adams dated April 29, 2009;
Adam Brown of Sherman, Brown, Dryer, Karol Barristers &
Solicitors dated April 29, 2009 respecting 1745, 1765, and 1775
Thorny-Brae Place; Mark Flowers of Davies Howe Partners dated
May 4, 2009 regarding 2021-2041 Cliff Road; Jeannette Gillezeau
of Altus Group dated May 4, 2009; and Philip Stewart of Pound &
Stewart Services Planning Consultants dated May 4, 2009, be
received.”
A series of open house sessions was held at the Civic Centre from
April 23 to May 1, 2009. Four persons attended the open houses. No
major concerns regarding the amendment were raised at these
sessions.
Approximately 20 persons attended the public meeting and were
provided with the opportunity to comment on the proposed
amendment. In addition, two written submissions were received.
This report responds to the comments received at the public meeting
as well as to the written comments that were submitted.
COMMENTS:

Issues arising from Public Meeting and Written Comments
Staff has considered the submissions and comments received on
Official Plan Amendment (OPA) 95 and propose changes, where
appropriate. The comments received, along with staff responses and
recommendations, are summarized in Appendix 1 of this report. OPA
95 is attached, under separate cover. All changes are highlighted in
yellow.
1. Planning and Development Committee
a. Services and Infrastructure to Support Forecast Growth
At the March 30, 2009 meeting of Planning and Development
Committee, there was discussion by members of Committee regarding
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the growth forecasts and the availability of services and infrastructure,
particularly transit services in the City Centre, to accommodate the
projected growth. Concerns regarding development capacity and the
phasing for growth were raised.
Response
The growth forecasts contained in the Official Plan are premised on
the provision of adequate community infrastructure, engineering
works and transportation facilities. Development should not be
approved that exceeds the capacity of existing and planned
infrastructure and services and the timing of development should be
aligned to when necessary services are in place. If planned services
are not implemented, the growth forecasts should be reviewed and
possibly reduced in accordance with service capacity. Staff
recommend that a policy stating this be added to the Context section
of Mississauga Plan. (See Recommendation 1 in Appendix 1.)
b. Heights within Nodes
The existing Interim Residential Intensification policies restricted
heights to four-storeys outside of the Urban Growth Centre. The
intent is that height restrictions continue to apply to nodes until such
time as detailed district policies reviews determine the appropriate
heights in these areas.
Response
Staff have considered the comments received at the public meeting
and recommend that wording be added to OPA 95 to clarify that a
four-storey height limit would remain for the Clarkson-Lorne Park,
Erin Mills, Malton, Meadowvale, Port Credit, Rathwood/Applewood,
Sheridan and Streetsville nodes and a 25-storey height limit would be
introduced for the Central Erin Mills and Hurontario nodes, until such
time as detailed reviews are undertaken. Also, a minimum two-storey
height limit is recommended in these nodes. Further, a policy has
been added indicating that where alternative heights are proposed in
the district policies, it must be demonstrated that height transitions
consider the context of the surrounding area. (See Recommendation 2
in Appendix 1.)
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c. Parking
Proposed policy 3.13.3.11 was raised regarding the reference to the
built form providing for the reduction of the impact of extensive
parking areas. It was suggested that this wording be strengthened to
eliminate the amount of surface parking provided and encourage more
underground parking.
Response
Although this would be a more desirable solution in providing
parking, at this time staff do not believe it is appropriate to include
such a restrictive policy on development. However, policy 3.13.6.4.e
of OPA 95 indicates that “no parking lots/areas should be provided
between the building and the streetline on principal street frontages,
with the exception of on-street parking.” Staff continue to study the
parking situation in the city and Phase II of the Parking Strategy will
provide strategies for the provision of parking city-wide.
The issue of shared parking was also raised. Staff clarified that shared
parking is provided, where appropriate, through zoning agreements.
OPA 95 also includes a policy to encourage shared parking.
No change to OPA 95 is recommended.
2. Letter from David A. Adams - Secondary Suites
A letter dated April 27, 2009 was submitted by David A. Adams
which expressed concern with the policy permitting secondary suites
that is included in OPA 95. See Appendix 2(a).
This issue was also discussed by PDC members. Committee
commented on a number of matters including capturing the increased
assessed value of homes with secondary suites to assist in paying for
increased demand for services, providing affordable housing for
persons on the Peel Region waitlists, allowing seniors to age in place
and concerns for health and safety standards. Committee also
suggested that effective communication of this policy was needed to,
among other matters, clarify that provision for secondary suites is a
requirement of the Province’s Growth Plan for the Greater Golden
Horseshoe.
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Response
The Provincial Growth Plan directs municipalities to “encourage the
creation of secondary suites throughout the built-up area.” OPA 95
recommended that secondary suites be permitted within detached
dwellings. An affordable housing strategy will develop regulations for
secondary suites and include a community consultation process.
Based on the comments received, staff recommend that the policy be
revised to clarify that Mississauga’s affordable housing strategy will,
in consultation with the public, develop regulations for secondary
suites which consider matters such as zoning provisions, licensing
requirements and health, safety and property standards. (See
Recommendation 3 in Appendix 1.)
3. Appeals to Official Plan Amendment 58
The two appellants to Official Plan Amendment 58, Interim
Residential Intensification Policies, provided comments on OPA 95.
Both appellants submitted development applications prior to OPA 58
being adopted. As a result, these applications are in the process of
being reviewed on their own merits, subject to Mississauga Plan
policies in effect prior to the Interim Residential Intensification
policies. Their comments to OPA 95 are noted below.
a. Berkley Homes (Mississauga Rd) Inc.
A letter dated April 29, 2009, was submitted by Adam J. Brown of
Sherman, Brown, Dryer, Karol Barristers & Solicitors on behalf of
Berkley Homes (Mississauga Rd) Inc. owners of property municipally
known as 1745, 1765 and 1775 Thorny-Brae Place. See Appendix 2
(b). The letter notes that the site is under development application and
requests that it be exempt from the height limits included in OPA 95.
Response
The appropriate height for above-noted lands will be addressed
through the processing of the development application. No change to
OPA 95 is recommended.
b. Gemini Urban Design (Cliff) Corp
A letter dated May 4, 2009 was submitted by Mark R. Flowers of
Davies, Howe Partners on behalf of Gemini Urban Design (Cliff)
Corp., owners of property municipally known as 2021-2041 Cliff
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Road. See Appendix 2 (c). The letter notes that the site is under
development application and requests that it be exempt from the
height limits included in OPA 95.
Response
The appropriate height for above-noted lands will be addressed
through the processing of the development application. No change to
OPA 95 is recommended.
4. Orlando Corporation
A letter dated May 4, 2009 was submitted by Philip Stewart of Pound
& Stewart Associates Limited, on behalf of Orlando Corporation. See
Appendix 2 (d).
Mr. Stewart’s letter raised the following matters:
• that Hurontario Street does not currently have higher-order transit
and should be referred to as a “proposed” corridor;
• the implications of new growth forecasts for development charges;
• that policy 2.10.2.11, relating to improved pedestrian linkages to
existing and future parking areas for all, including those with
disabilities, should not be deleted;
• support for encouraging major office development to
intensification areas;
• support for the the process for the delineation of boundaries for the
Urban Growth Centre, nodes and intensification corridors;
• that the concept of complete communities should apply to
employment areas;
• that employment areas should be exempt from providing for
community infrastructure;
• the need for flexible urban design and parking policies within
employment districts;
• support for the application of the person plus jobs target being
applied to only residential nodes;
• that the Madill Boulevard extension, to the Highway 401
westbound off-ramp at Hurontario Street, be shown on the
Gateway District Land Use map;
• that goods movement routes be identified on a schedule; and
• that the policy regarding employment land conversion specifically
mention that the policy is in accordance with the Growth Plan.
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Detailed staff responses to the above are included in Appendix 1. No
changes to OPA 95 are recommended related to the above noted
matters.
In addition to the above matters, the following three additional matters
were raised by Mr. Stewart.
a. Watercourse Corridor
Mr. Stewart requested that this term be defined.
Response
Reference to “watercourse corridor” throughout the amendment
should be changed to “valley and watercourse corridor” which is a
defined term. (See Recommendation 4 in Appendix 1.)
b. Definition of the Urban Growth Centre
It was suggested that the boundaries of the Urban Growth Centre be
shown on Schedule 2 of Mississauga Plan and be defined in the
Glossary.
Response
The Urban Growth Centre is shown as Figure 1 of Mississauga Plan
and is defined in the Growth Plan. Policy 3.13.1.2, describing the
components of the Urban Growth Centre, has been amended to specify
that it is Mississauga’s Downtown. (See Recommendation 5 in
Appendix 1.)
c. Holding Zone Provisions
OPA 95 proposes to amend the holding zone provisions to include
community infrastructure. Mr. Stewart notes that as the definition of
the term “community infrastructure” includes affordable housing, the
specific reference to affordable housing in the holding zone policy is
now redundant.
Response
Staff agree and the holding zone policy should be amended to remove
reference to affordable housing. (See Recommendation 6 in Appendix
1.)
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5. Gordon Woods Homeowners Association
John Sabiston, President of the Gordon Woods Homeowners
Association, addressed the Planning and Development Committee and
provided a written copy of comments. See Appendix 2 (e).
Mr. Sabiston expressed three concerns. His first concern was with the
southern boundary of the Urban Growth Centre, stating that it should
end at the Cooksville Node or the Queensway. His second concern
was in regard to the definition of an Intensification Corridor and
requested that it read as follows: “means the lands generally within
200 to 300 metres of the centre line of roads identified as having the
potential for higher density mixed-use development consistent with
planned transit service levels” (change shown with an underline). Mr.
Sabiston’s last concern related to clarification of which policies would
apply when the boundaries of the Urban Growth Centre and an
Intensification Corridor overlap.
Response
The Urban Growth Centre boundary has been defined by the Province
and to achieve conformity with the Growth Plan cannot be changed.
In the vicinity of the Gordon Woods community there is no change
from the boundaries as established in OPA 58. The boundary in OPA
58 in this area was drawn specifically to exclude low density
residential designations. The definition of an Intensification Corridor
already includes the word “approximate” and, therefore, achieves the
flexibility sought by Mr. Sabiston.
Where an Intensification Corridor overlaps with the Urban Growth
Centre, it is intended that the policies applicable to both would apply.
No change to OPA 95 is recommended.
6. Credit Valley Conservation
A letter dated May 1, 2009 was received from the Credit Valley
Conservation (CVC). See Appendix 2 (f). The CVC has requested the
inclusion of Regulatory Floodplain mapping, an additional policy on
the Natural Heritage System, and text changes to clarify the policies
regarding stormwater management and water quality and quantity.
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Response
Regulatory Floodplain mapping is not required for conformity to the
Growth Plan but will be considered for future inclusions in the
Official Plan. The requested additional policy regarding natural
heritage is already addressed in Mississauga Plan. The text changes to
policies regarding stormwater management and water quality and
quantity are supported. (See Recommendation 7 in Appendix 1.)
7. Solmar Development Corporation
A letter dated May 4, 2009 was submitted by Jeannette Gillezeau of
the Altus Group on behalf of Solmar Development Corporation. See
Appendix 2 (g). The letter comments that the amendment should not
include new growth forecasts prior to the completion of the Region of
Peel Official Plan Review which will include a growth allocation to
area municipalities.
Response
The Region of Peel has indicated that policies regarding the growth
forecasts will be deferred until the Regional growth allocation exercise
has been completed. If necessary, the Region will modify the policies
in OPA 95 to ensure conformity with the Region of Peel Official Plan.
No change to OPA 95 is recommended.
8. Greater Toronto Airports Authority
A letter dated May 7, 2009 was submitted by Ian Woods of the
Greater Toronto Airports Authority. See Appendix 2 (h). The letter
raised concerns with secondary suites being permitted within the
Airport Operating Area (AOA) and intensification of portions of the
Malton Node within the AOA.
Response
Existing policies in Mississauga Plan prohibit additional residential
development within the AOA. These policies would apply to
secondary suites and residential intensification in the Malton Node
that are within the AOA.
No change to OPA 95 is recommended.
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Other Changes to OPA 95
In addition to the changes specified above to OPA 95 and those in
Appendix 1, the following changes will also be made:

STRATEGIC PLAN:

•

The adopting by-law in the amendment has been changed to
reflect that approval is necessary from the Region. In most cases,
the Region exempts official plan amendments from their approval,
however, since the growth forecasts have not yet been resolved at
the Regional level, the policy in OPA 95 does not conform to the
Regional Official Plan, and as such, this amendment requires
approval from the Region.

•

The OPA 95 schedules have been amended to clearly identify the
changes that have been made. All changes are circled and include
an explanation of the change that has been made.

•

Sections 3, 41 to 42, 44 to 62 and 64 to 66 of OPA 95 are amended
to include wording to reference the corresponding schedule of the
amendment, so that it is clear to which map the change is being
applied.

•

The Interpretation Section to OPA 95 has been amended to clearly
indicate that only the text of the Amendment and those changes
shown on the Schedules are subject to OPA 95.

OPA 95 addresses a number of the Strategic Pillars for Change. The
direction set by the Growth Plan to provide for a multi-modal
transportation system, which includes transit, is reflective of the Pillar
“Developing a Transit-Oriented City”. The policy that has been added
regarding transportation demand management, also supports the
increased use of transit.
OPA 95 policies on directing intensification to Intensification Areas
relate to the “Completing our Neighbourhoods” Pillar. The policies
will direct growth to areas that can support transit; promote pedestrian
and cycling friendly areas; direct densities to selected areas supporting
more efficient service delivery; and create places where people can
live, work and play. Other policies that would fall within this Pillar
are policies related to secondary suites, locating development away
from the airport operating area, and phasing policies to ensure that
appropriate infrastructure is provided prior to development.
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The Pillar “Cultivating Creative and Innovative Businesses” is
reflected in the OPA 95 policy which encourages major office
development to locate within Intensification Areas.
“Living Green” is a key Pillar when planning for growth. OPA 95
includes policies to ensure that development is sensitive to and plans
for stormwater management. Developers are required to provide a
Stormwater Management Study to ensure that the proposed
development does not negatively impact the valley and watercourse
corridor system. Other policies have been added to protect and
improve water quality within the City. Policies have also been
included which indicate that the City will work with the Region
toward developing policies and strategies on air quality, water
conservation, energy conservation, and waste management.

FINANCIAL IMPACT:

Not applicable.

CONCLUSION:

OPA 95 will bring Mississauga Plan into conformity with the
Provincial Growth Plan. OPA 95 is required to be adopted prior to the
June 16, 2009 Provincial conformity deadline.
Based on verbal and written comments received as a result of the OPA
95 public meeting, the amendment has been reviewed by staff and
amended, where appropriate.
As part of the Affordable Housing Strategy, conditions and regulations
for secondary suites will be addressed.

ATTACHMENTS:

Attached under separate cover: Official Plan Amendment 95
APPENDIX 1: Official Plan Amendment 95 – Responses to Oral and
Written Submissions
APPENDIX 2 Submissions Received:
2(a) Letter dated April 27, 2009 submitted by David
M. Adams
2(b) Letter dated April 29, 2009 submitted by Adam J.
Brown of Sherman, Brown, Dryer, Karol
Barristers & Solicitors on behalf of Berkley
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Homes (Mississauga Rd) Inc., owners of
property municipally known as 1745, 1765 and
1775 Thorny-Brae Place
2(c) Letter dated May 4, 2009 submitted by Mark R.
Flowers of Davies, Howe Partners on behalf of
Gemini Urban Design (Cliff) Corp., owners of
property municipally known as 2021-2041 Cliff
Road
2(d) Letter dated May 4, 2009 submitted by Philip
Stewart of Pound & Stewart Associates Limited
on behalf of Orlando Corporation
2(e) Submission dated May 4, 2009 from John
Sabiston, President of the Gordon Woods
Homeowners Association
2(f) Letter dated May 1, 2008 submitted by Credit
Valley Conservation (CVC)
2(g) Letter dated May 4, 2009 submitted by Jeannette
Gillezeau, MA of the Altus Group on behalf of
Solmar Development Corporation
2(h) Letter dated May 7, 2009 submitted by Ian
Woods of the Greater Toronto Airports
Authority
APPENDIX 3: Letter dated March 27, 2009 from the Region of Peel
regarding Amendment 95 to Mississauga Plan
(Official Plan) for the City of Mississauga Planning
Area Conformity to Places to Growth, Better Choices,
Brighter Future; Growth Plan for the Greater Golden
Horseshoe, 2006 City of Mississauga

Original Signed By:
Edward R. Sajecki
Commissioner of Planning and Building
Prepared By: Shahada Khan, Policy Planning

K:\PLAN\POLICY\GROUP\2009 Mississauga Plan General\Growth Plan Conformity Amendment\June 1 PDC\rev_OPA 95_Report on
Comments.doc

Amendment No. 95
to
Mississauga Plan (Official Plan)
for the
City of Mississauga Planning Area

By-law No. _________________
A by-law to Adopt Mississauga Plan (Official Plan) Amendment No. 95.
WHEREAS in accordance with the provisions of sections 17 or 22 of the
Planning Act, R.S.O. 1990, c.P.13, as amended, Council may adopt an Official
Plan or an amendment thereto;
NOW THEREFORE the Council of The Corporation of the City of
Mississauga ENACTS as follows:
1.

The attached explanatory text, figures, Schedules and maps designated as
District Land Use Maps attached hereto constitutes Amendment No. 95 to
Mississauga Plan (Official Plan), of the City of Mississauga Planning
Area, is hereby adopted.

2.

That the Clerk is hereby authorized and directed to make application to the
Regional Municipality of Peel for approval of the aforementioned
Amendment No. 95 to the Mississauga Plan, Official Plan, of the City of
Mississauga Planning Area.

ENACTED and PASSED this _________ day of ____________________, 2009.

Signed ______________________
MAYOR

Signed _______________________
CLERK
SEAL OF THE CORPORATION

Certified that the above is a true copy of By-law No. ______________ as Enacted
and Passed by the Council of the City of Mississauga on the __________ day of
____________________________, 2009.
Signed ____________________________
CLERK OF THE MUNICIPALITY

Amendment No. 95
to
Mississauga Plan (Official Plan)
for the
City of Mississauga Planning Area
The following text, figures and maps designated Schedule “A” to Schedule “X”
attached hereto constitutes Amendment No. 95. The text amends the various
Sections of the Mississauga Plan.
Also attached hereto but not constituting part of the Amendment are Appendices
I, II, III and IV.
Appendix I is a description of the Public Meeting held in conjunction with this
Amendment.
Appendix II is a copy of the Planning and Building Department report dated
March 10, 2009, pertaining to this amendment.
Appendix III is a copy of the Planning and Building Department report dated
April 14, 2009, pertaining to this amendment.
Appendix IV is a copy of the Planning and Building Department report on
comments dated May 12, 2009, pertaining to this amendment.

PURPOSE
The purpose of this amendment is to bring Mississauga Plan into conformity with
the Provincial document Places to Grow, Better Choices, Brighter Future;
Growth Plan for the Greater Golden Horseshoe, 2006.

LOCATION
Various lands in the City of Mississauga are affected by this Amendment.

BASIS
On June 16, 2006 the Province released Places to Grow, Better Choices, Brighter
Future; Growth Plan for the Greater Golden Horseshoe, 2006 (Growth Plan)
which was prepared under the Places to Grow Act, 2005. Bill 136 of the Places to
Grow Act, 2005, requires that official plans be amended to conform to the Growth
Plan within three years of the day the Growth Plan comes into effect. Therefore,
Mississauga Plan must be in conformity with the Growth Plan by June 16, 2009.

DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO
1.

Section 1.2, 9th paragraph Context, Introduction, of Mississauga Plan
(Official Plan), is hereby deleted and replaced by the following:
Mississauga is served by three commuter rail lines (Lakeshore, Milton and
Georgetown) and seven expressways (401, 403, 407, 409, 410, 427 and the
QEW). Higher Order Transit Corridors are located on Hurontario Street,
Dundas Street and an inter-regional Bus Rapid Transit (BRT) Corridor
being developed to provide connections to transit facilities east and west of
Mississauga.

2.

Section 1.2, 10th paragraph Context, Introduction, of Mississauga Plan
(Official Plan), is hereby deleted and replaced by the following:
By mid-year 2008, Mississauga had a population of 723,000 persons and
450,000 employment opportunities. Mississauga is a net importer of labour.
By 2011, Mississauga expects to have 738,000 persons and 455,000
employment opportunities. By 2021 there should be 775,000 persons and
500,000 employment opportunities. By 2031 there should be 812,000
persons and 519,000 employment opportunities. Population and
employment projections are reviewed on a regular basis and adjusted
accordingly.
The population and employment forecasts are premised on the adequacy of
services and infrastructure to support growth in the appropriate locations.
Coordination between development and planned infrastructure is essential to
the viability of Mississauga’s communities and critical to the quality of life
for residents and the economic competitiveness of local businesses and to
ensure the efficient and effective delivery of services and infrastructure. As
such, development will be directed to appropriate locations to support
existing or planned infrastructure and may not be permitted to proceed prior
to satisfactory arrangements being made for the provision of the necessary
services and infrastructure needed to support growth, such as, engineering
services, transit services and community infrastructure. A development
proposal may be phased or refused if existing or planned servicing and/or
infrastructure is inadequate to support the additional population and
employment growth that would be generated.
A significant portion of Mississauga’s future growth has been directed to the
Urban Growth Centre based on the transit infrastructure investments
planned for this area. This includes Bus Rapid Transit in the Highway
403/Eglinton Avenue corridor and higher-order transit along Hurontario
Street and Dundas Street. Bus Rapid Transit in the Highway 403/Eglinton
Avenue corridor is scheduled for operation in 2012 whereas higher-order
transit along Hurontario Street and Dundas Street is in the planning phase.
Development in the Urban Growth Centre, or in other areas of the city to be
serviced by these transit investments, will not be permitted to exceed the
capacity of the planned transportation system and only development that can

be adequately served by transit in operation will be allowed to proceed. If
satisfactory arrangements for the implementation of higher-order transit
currently being planned are not made, the population and employment
forecasts may be reduced in accordance with the capacity of the
transportation system.
3.

Schedule 2 Urban Form Concept of Mississauga Plan (Official Plan), is
hereby amended by changing the reference to Major Transit Corridor to
Higher Order Transit Corridor and by removing Eglinton Avenue as a Major
Transit Corridor, as shown on Schedule ‘A’ of this Amendment.

4.

Section 2.10.2.3 Objectives, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted and replaced by the following:
To plan and manage a balance of transportation choices to reduce the
reliance upon any single mode and promotes transit, cycling and walking.

5.

Section 2.10.2.4 Objectives, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted.

6.

Section 2.10.2.7 Objectives, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted and replaced by the following:
To develop a multi-modal transportation network.

7.

Section 2.10.2.8 Objectives, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted and replaced by the following:
To encourage the integration of Mississauga’s transportation system with
neighbouring systems and those under regional and provincial jurisdictions.

8.

Section 2.10.2.9 Objectives, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted.

9.

Section 2.10.2.11 Objectives, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted.

10.

Section 3.2.1 Permitted Uses, Residential, of Mississauga Plan (Official
Plan), is hereby amended by adding the following:
3.2.1.7 Secondary suites within detached dwellings will be permitted, where
appropriate. Regulations for secondary suites will be determined through
the preparation of an affordable housing strategy. The affordable housing
strategy will be developed in consultation with the community and will
consider, among other matters, zoning provisions, licensing requirements
and health, safety and property standards.

11.

Section 3.2.2.2.c, Designations, Residential, of Mississauga Plan (Official
Plan), is hereby amended by deleting the reference to Major Transit
Corridors and replacing it with Higher Order Transit Corridors.

12.

Section 3.2.3 Policies, Residential, of Mississauga Plan (Official Plan), is
hereby amended by adding the following:
3.2.3.10 Mississauga will work with the Region to develop a housing
strategy which will establish and implement affordable housing targets.
3.2.3.11 Residential intensification will be permitted subject to meeting the
policies and intent of this Plan.

13.

Section 3.2.4 Residential Intensification (Interim Policies), Residential, and
Section 3.13, City Centre, Nodes and Corridors, of Mississauga Plan
(Official Plan), are hereby deleted and replaced by the following:
3.13

INTENSIFICATION

3.13.1

Intensification Areas

3.13.1.1
Intensification areas will be the Urban Growth Centre, as
shown in Figure 1, nodes, intensification corridors and major transit
station areas.
3.13.1.2
The Urban Growth Centre is comprised of the lands along
Hurontario Street between Highway 403 and the Queen Elizabeth Way, and
is Mississauga’s Downtown. The Urban Growth Centre includes the City
Centre Planning District, which will be the Downtown Core; lands within
the Cooksville Planning District, including the Cooksville Node; and lands
within the Fairview Planning District.
3.13.1.3
Maps.

Nodes are identified on the Planning District Land Use

3.13.1.4
Intensification corridors will be Hurontario Street, north of
the Queen Elizabeth Way, and Dundas Street East.
3.13.1.5
Major transit station areas are the areas surrounding the
stations as shown on Schedule 4.
3.13.1.6
areas.

3.13.2

The focus for intensification will be within intensification

Urban Growth Centre

3.13.2.1
The Urban Growth Centre is planned to achieve a
minimum gross density of two-hundred (200) residents and jobs combined

per hectare by 2031. The Urban Growth Centre will strive to achieve a gross
density of between three-hundred (300) to four-hundred (400) residents and
jobs combined per hectare.
3.13.2.2
A minimum building height of three (3) storeys is required
on lands within the Urban Growth Centre. Where the right-of-way width
exceeds twenty (20) metres a greater building height may be required to
achieve appropriate street enclosure in relation to the right-of-way width.
District policies may specify maximum building height requirements.
Alternative minimum building heights may be established for existing areas
with low density residential development.
3.13.2.3
The Urban Growth Centre will be planned to achieve an
average population to employment ratio of 1:1, measured as an average
across the entire Urban Growth Centre.
3.13.2.4
Proponents of development applications within the Urban
Growth Centre may be required to demonstrate how the new development
contributes to the achievement of the residents and jobs density target and
the population to employment ratio.
3.13.2.5
Reduction in densities within the Urban Growth Centre will
not be permitted unless considered through a municipal comprehensive
planning study.
3.13.2.6 Built form within the Urban Growth Centre should provide for the
following characteristics of development:
a.

creation of a sense of gateway to the core area by prominent built
form and streetscaping (including street trees) located close to the
street;

b.

creation of a sense of place within the Urban Growth Centre by
distinctive architecture, landscaping, and cultural heritage
recognition.

3.13.2.7
Lands immediately adjacent to or within the Urban Growth
Centre should provide both a transition between the higher density and
height of development within the Urban Growth Centre and lower density
and height of development in the surrounding area.
3.13.2.8
The Urban Growth Centre will develop as a major regional
centre and the primary location for mixed use development. The Urban
Growth Centre will contain the greatest concentration of activities and
variety of uses including the highest residential and employment densities
and building height and the largest commercial component in the City.
3.13.2.9
On streets within the Urban Growth Centre which, through
the processing of development applications or other studies, are identified as

desirable locations for active uses, ground-floor retail commercial is
encouraged to achieve an animated streetscape.
3.13.2.10
Within the Urban Growth Centre, on lands designated
Mixed Use, Retail Core Commercial, Mainstreet Commercial, General
Commercial, Convenience Commercial or Office, ground-floor retail
commercial or office uses will be provided.
3.13.2.11
The Urban Growth Centre will be planned as a focal area
for investment in institutional and region-wide public services, as well as
commercial, recreational, cultural and entertainment uses.
3.13.2.12
Major office development will be encouraged to locate
within the Urban Growth Centre.
3.13.2.13
The Urban Growth Centre will be served by higher order
transit facilities which provide connections to neighbouring municipalities.

3.13.3 Nodes
3.13.3.1
The Central Erin Mills Node and Hurontario Node are planned to
achieve a gross density of between two-hundred (200) and three-hundred (300)
residents and jobs combined per hectare by 2031.
3.13.3.2
For lands within the Central Erin Mills Node and the Hurontario
Node a minimum building height of two (2) storeys to a maximum building
height of twenty-five (25) storeys will apply unless District policies specify
alternative building height requirements or until such time as alternative building
heights are determined through the review of District policies.
3.13.3.3
The Clarkson-Lorne Park Node, Erin Mills Node, Malton Node,
Meadowvale Node, Port Credit Node, Rathwood/Applewood Node, Sheridan
Node and Streetsville Node are planned to achieve a gross density of between
one-hundred (100) and two-hundred (200) residents and jobs combined per
hectare by 2031.
3.13.3.4
For lands within the Clarkson-Lorne Park Node, Erin Mills Node,
Malton Node, Meadowvale Node, Port Credit Node, Rathwood/Applewood Node,
Sheridan Node and Streetsville Node a minimum building height of two (2)
storeys to a maximum building height of four (4) storeys will apply unless District
policies specify alternative building height requirements or until such time as
alternative building heights are determined through the review of District policies.
3.13.3.5
Where there is no restriction on the heights of buildings in the
Residential District Policies, any change to heights in excess of four (4) storeys
will only be considered where it can be demonstrated that an appropriate
transition in heights that respects the surrounding context will be achieved and

that development proposals enhance the existing or planned development and are
consistent with the policies of this Plan.
3.13.3.6
Residential Planning District nodes will be planned to achieve an
average population to employment ratio between 2:1 to 1:2, measured as an
average across the entire area of each node.
3.13.3.7
Proponents of development applications within Residential
Planning District nodes may be required to demonstrate how the new
development contributes to the achievement of the residents and jobs density
target and the population to employment ratio.
3.13.3.8
Reductions in densities within a Node and in the transition area
adjacent to the Node will not be permitted unless considered through a municipal
comprehensive planning study.
3.13.3.9
Built form within Nodes should provide for the following
characteristics of development:
a.

creation of a sense of gateway to the core area by prominent built form
and landscaping located close to the street;

b.

creation of a sense of place within the Node by distinctive architecture,
streetscaping (including street trees), and cultural heritage recognition.

3.13.3.10
Lands immediately adjacent to or within a Node should provide
both a transition between the higher density and height of development within the
Node and lower density and height of development in the surrounding area.
3.13.3.11
A high quality, compact and urban built form will be encouraged
to reduce the impact of extensive parking areas, enhance pedestrian circulation
for all, including those with disabilities, complement adjacent uses, and
distinguish the significance of the Nodes from surrounding areas.
3.13.3.12
Nodes will act as a focus of activity for the surrounding areas at
locations which are afforded good accessibility, visibility and a relatively high
level of existing and potential transit service.
3.13.3.13
Pedestrian convenience and safety will be a priority in determining
location and design of transit facilities, and buildings within a Node.
3.13.3.14
Pedestrian and cycling convenience and safety will be priorities in
the design and development of Nodes and abutting areas. Walkways and cycling
routes should be visually prominent, accessible to all, including those with
disabilities, link principal destinations with the abutting community, and be
oriented to, and an integral part of, active building facades and spaces.
3.13.3.15
Residential and employment density in the Node should be
sufficiently high to support transit usage.

3.13.3.16
Community, cultural, and recreational facilities and opportunities
should be encouraged to locate in Nodes.
3.13.3.17
Major office development will be encouraged to locate within the
Hurontario Node, Central Erin Mills Node and all nodes in Employment Districts.
3.13.3.18
Within Nodes in Employment Districts the following uses will not
be permitted:
a.

outdoor storage and display areas;

b.

transportation facilities, except public transportation facilities;

c.

waste processing or transfer stations and composting facilities;

d.

trucking facilities;

e.

Motor Vehicle Commercial uses;

f.

motor vehicle body repair facilities.

3.13.4 Intensification Corridors and Major Transit Station Areas
3.13.4.1
Intensification corridors and major transit station areas will be
planned to achieve:
a.

increased residential and employment densities that support and ensure
the viability of existing and planned transit service levels;

b.

a mix of residential, office, institutional, and commercial development,
wherever appropriate.

3.13.4.2
Major office development will be encouraged to locate within
intensification corridors and major transit station areas.
3.13.4.3
Major transit station areas 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.
3.13.4.4
Planning studies may delineate the boundaries of intensification
corridors and major transit station areas and identify appropriate densities, land
uses, and building heights.
3.13.4.5
Where there is no restriction on the heights of buildings in the
Residential District Policies, any consideration to heights in excess of four (4)
storeys will only be considered where it can be demonstrated that an appropriate

transition in heights that respects the surrounding context will be achieved and
that development proposals enhance the existing or planned development and are
consistent with the policies of this Plan.
3.13.4.6
Intensification will be encouraged within major transit station
areas, provided it is compatible with surrounding planned residential areas.
3.13.4.7
Low density residential development is discouraged from locating
within intensification corridors and major transit station areas.

3.13.5 Outside Intensification Areas
3.13.5.1
Lands designated for residential purposes, outside intensification
areas, will not be the focus for intensification and should be regarded as stable
residential areas where the existing character is to be preserved.
3.13.5.2
Residential intensification outside intensification areas will
generally occur through infilling.
3.13.5.3
Intensification outside intensification areas may be considered
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 policies of this Plan.
3.13.5.4
Where there is no restriction on the heights of buildings in the
Residential District Policies, any consideration to heights in excess of four (4)
storeys will only be considered where it can be demonstrated that an appropriate
transition in heights that respects the surrounding context will be achieved and
that development proposals enhance the existing or planned development and are
consistent with the policies of this Plan.
3.13.5.5
Lands located inside the designated greenfield area, as shown in
Figure 2, will be planned to achieve a minimum density target that is not less than
fifty (50) residents and jobs combined per hectare.

3.13.6 Policies
The following policies apply to lands inside and outside of intensification areas,
unless the policy is specifically directed to intensification areas.
3.13.6.1
Development within intensification areas should promote the
qualities of complete communities.
3.13.6.2
A mix of medium and high density housing, employment, and
commercial uses, including mixed use residential/commercial buildings and
offices will be encouraged to locate in intensification areas. However, not all of
these uses will be permitted in all intensification areas.

3.13.6.3
Intensification areas will accommodate a greater variety and
concentration of uses than their surrounding areas and will:
a.

reflect their role in the urban form hierarchy;

b.

act as a focus for more compact, mixed use and higher intensity transit
oriented development;

c.

provide a community focus and identity;

d.

maximize the use of existing infrastructure;

e.

provide access for more people to a wider variety of community and
commercial services and facilities, and employment opportunities;

f.

protect the stability of existing neighbourhoods;

g.

enhance the use of transit, walking, and cycling.

3.13.6.4
Built form within intensification areas should provide for the
following characteristics of development:
a.

high quality urban design, streetscaping (including street trees) and
pedestrian amenity;

b.

built form should be closely related to, and integrated with, the streetline,
with minimal building setbacks, to provide spatial enclosure and streetrelated activity;

c.

compatible building bulk, massing and scale of built form to provide an
integrated streetscape;

d.

retail uses should be encouraged along main street frontages with direct
access to the public sidewalk;

e.

no parking lots/areas should be provided between the building and the
streetline on principal street frontages, with the exception of on-street
parking;

f.

blank building walls should be avoided facing principal street frontages
and intersections;

g.

service, loading and garbage storage should be accessed from rear or side
lanes;

h.

front building facades should be parallel with the street and provided with
periodic indentations for visual relief and features such as urban squares;

i.

signage should integrate with the scale and character of built form;

j.

continuity of built form from one (1) property to the next with minimal
gaps between buildings;

3.13.6.5
Intensification areas will be planned and designed to provide a
high quality public realm with site design and urban design standards that create
attractive and vibrant places.
3.13.6.6
Pedestrian movement and access for all, including those with
disabilities, from major transit routes should be a priority in intensification areas.
3.13.6.7
Intensification areas will be served by transportation corridors
containing roads and transit, and may contain higher order transit facilities.
3.13.6.8
Development within intensification areas will be phased in
accordance with the provision of community infrastructure and other
infrastructure.
3.13.6.9
As part of the review of development applications, area-wide or
site specific transportation studies may be required to be carried out to identify
necessary transportation improvements and the need for staging to ensure that the
development does not precede necessary transportation improvements. Further,
the requirement for additional minor collector roads and local roads may be
identified during the review of development applications.
3.13.6.10
For projects that will be phased, applications shall be accompanied
by a detailed phasing plan.
3.13.6.11
Proposed development will take into account the availability and
location of existing and planned community infrastructure so that community
infrastructure can be provided efficiently and effectively and tailored to meet the
needs of the population in each community.
3.13.6.12
The proponent of an intensification project may be required to
provide a Community Infrastructure Impact Study. A Community Infrastructure
Impact Study will, among other things, assess the proximity to and adequacy of
existing community infrastructure, human services and emergency services to
meet increased demand caused by proposed intensification. A Community
Infrastructure Impact Study will identify necessary community infrastructure and
the need for staging to ensure that development does not precede necessary
community infrastructure improvements. A Community Infrastructure Impact
Study will require the approval of the City and other appropriate approval
agencies.
3.13.6.13
Development will be required to consider the creation of an
attractive public realm and provision of community infrastructure, transportation
infrastructure, and other services required for the achievement of a complete
community.

3.13.6.14
The development should maintain or improve public parkland;
pedestrian, cycling and vehicular access; and connections to surrounding
neighbourhoods.
3.13.6.15
Redevelopment may not be permitted on sites identified as
heritage resources.
3.13.6.16
Development should be compatible with the scale and character
of a planned area by having regard for the following elements:
a.

natural environment;

b.

natural hazards (flooding and erosion);

c.

natural heritage features/Natural Areas System;

d.

lot frontages and areas;

e.

street and block patterns;

f.

building height;

g.

coverage;

h.

massing;

i.

architectural character;

j.

streetscapes;

k.

heritage features;

l.

setbacks;

m.

privacy and overview;

n.

the pedestrian environment;

o.

parking;

p.

cycling connections;

q.

parkland needs;

r.

community service provisions;

s.

view corridors;

t.

trees/tree canopy/vegetation that do not fall within the Natural Area
System.

3.13.6.17
Development proposals will demonstrate compatibility and
integration with surrounding land uses by ensuring that an effective transition in
built form is provided between areas of different development densities and scale.
Transition in built form will act as a buffer between the proposed development
and planned uses, and should be provided through appropriate height, massing,
character, architectural design, siting, setbacks, parking, and public and private
open space and amenity space.
3.13.6.18
Development proposals may be required to submit micro-climate
studies to demonstrate how negative impacts on the public streets, public
parkland, pedestrian environments and adjacent residential areas have been
ameliorated with regard to the following environmental elements:
a.

sun;

b.

wind;

c.

noise;

d.

light;

e.

odour.

3.13.6.19
Development applications should complete connections and
existing development patterns.
3.13.6.20

Development should be located on public roads.

3.13.6.21
For multiple unit development, shared road access is encouraged to
minimize disruption to pedestrian activity.
3.13.6.22
Multiple pedestrian entries are encouraged to reduce the mass of
buildings and promote pedestrian activity.
3.13.6.23
The development should minimize the use of surface parking in
favour of underground or aboveground structured parking. All surface parking
should be screened from the street and be designed to provide for surveillance
from public areas. Aboveground structured parking should be lined with
residential, commercial or office uses.
3.13.6.24

Shared parking is encouraged.

3.13.6.25
The proponent of an intensification project will be required to
provide a Stormwater Management Study. This study may, among other things,
be required to include the following:

a.

verification that the existing storm drainage system has the capacity to
convey the increased stormwater flow due to intensification in accordance
with current City standards;

b.

identification of any impact on the upstream and downstream valley and
watercourse corridor through erosion and/or flooding and impacts on
water quality;

c.

recommendations for any remediation works;

d.

identification of the limits of allowable intensification by demonstrating
that unacceptable impact on the upstream and downstream valley and
watercourse corridor, water quality and infrastructure will not occur.

Figure 1: Urban Growth Centre

Boundaries are approximate and are not intended to define
the exact locations except where they coincide with major
roads, railways, transmission lines, major watercourses or
other bodies of water and other clearly recognizable
physical features.

14.

Section 3.15.4.3 Pollution Prevention and Reduction, Environmental
Issues, Environment, of Mississauga Plan (Official Plan), is hereby
amended by adding the following:
c.

15.

Mississauga will work with the Region to develop policies to
encourage air quality protection.

Section 3.15.4.5.2 Policies, Urban Drainage, Environmental Issues,
Environment of Mississauga Plan (Official Plan), is hereby amended by
adding the following:
i.

Mississauga will work together with other municipalities and
levels of government to ensure that water quality and quantity in

Lake Ontario and its associated watercourses are maintained or
improved.

16.

j.

Mississauga supports development, including redevelopment and
intensification, which implement measures and activities to reduce
stormwater flows, improve water quality and facilitates
groundwater infiltration and flow using innovative stormwater
management practices.

k.

Mississauga will manage storm drainage infrastructure and
services to support future growth. The scale of change will vary
depending on infrastructure needs and development goals.

Section 3.15.4.6 Waste Management, Environmental Issues, Environment,
of Mississauga Plan (Official Plan), is hereby amended by adding the
following:
Mississauga will work with the Region to develop an integrated
waste management strategy.

f.

17.

Section 3.15.4.7 Energy Conservation, Environmental Issues,
Environment, of Mississauga Plan (Official Plan), is hereby amended by
deleting the title and replacing it with the following:
3.15.4.7

18.

Section 3.15.4.7.a Energy Conservation, Environmental Issues,
Environment, of Mississauga Plan (Official Plan), is hereby amended by
deleting the sixth bullet and replacing it with the following:
•

19.

encourage incorporation of appropriate energy and water
conservation features in building design and construction;

Section 3.15.4.7 Energy Conservation, Environmental Issues,
Environment, of Mississauga Plan (Official Plan), is hereby amended by
adding the following:
d.

20.

Energy and Water Conservation

Mississauga will work with the Region to strengthen policies on
energy conservation and develop water conservation policies.

Section 3.17.2.1 Policies, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted and replaced by the following:
Mississauga will develop an efficient transportation network through the
provision of transportation infrastructure and services, and by encouraging a
greater emphasis on Transportation Demand Management (TDM)
solutions and the use of new technologies to support a more sustainable
approach to transportation.

21.

Section 3.17.2.2 Policies, Transportation, of Mississauga Plan (Official
Plan), is hereby amended by deleting the reference to Major Transit
Corridor and replacing it with Higher Order Transit Corridor.

22.

Section 3.17.2.3 Policies, Transportation, of Mississauga Plan (Official
Plan), is hereby amended by deleting the reference to Major Transit
Corridors and replacing it with Higher Order Transit Corridors.

23.

Section 3.17.3.1 Transit, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted and replaced by the following:
Transit is an essential component in creating a multi-modal transportation
system and will be designed to contribute to the implementation of the
policies of this Plan.

24.

Section 3.17.3.2 Transit, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted.

25.

Section 3.17.3.4 Transit, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted.

26.

Section 3.17.3.7 Transit, Transportation, of Mississauga Plan (Official
Plan), is hereby amended by deleting the reference to Major Transit
Corridors and replacing it with Higher Order Transit Corridors.

27.

Section 3.17.3.11 Transit, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted and replaced by the following:
A Rail Link between Toronto Union Station and Lester B. Pearson
International Airport is being proposed. City of Mississauga staff will
continue to work with stakeholders through the environmental assessment
process for the project.

28.

Section 3.17.3.14.a Transit, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted and replaced by the following:
Hurontario Street and Dundas Street are identified as Higher Order Transit
Corridors for the provision of transit services and their potential for the
implementation of transit priority measures;

29.

Section 3.17.4.1 Roads, Transportation, of Mississauga Plan (Official Plan),
is hereby deleted and replaced by the following:
The policies of this Plan apply to roads under the jurisdiction of the City of
Mississauga. Roads which are under the jurisdiction of the Region of Peel
are identified on Appendix A: Map 1 - Transportation Facilities Other
Jurisdictions.

30.

Section 3.17.4.2 Roads, Transportation, of Mississauga Plan (Official Plan),
is hereby deleted and replaced by the following:
Schedule 4: Road and Transit Network Long Term Concept, shows the
major road network. The road network will have regard for the importance
of urban design and land use considerations and the needs of all road users
including pedestrians, cyclists, buses, trucks and automobiles.

31.

Section 3.17.4.3 Roads, Transportation, of Mississauga Plan (Official Plan),
is hereby deleted.

32.

Section 3.17.4.5 Roads, Transportation, of Mississauga Plan (Official Plan),
is hereby deleted and replaced by the following:
Where the road classification or right-of-way at the municipal boundary is
different from the neighbouring municipality an appropriate transition shall
be determined and accommodated in consultation with the municipalities
involved.

33.

Section 3.17.4.6 Roads, Transportation, of Mississauga Plan (Official Plan),
is hereby deleted.

34.

Section 3.17.4.9 Roads, Transportation, of Mississauga Plan (Official Plan),
is hereby deleted and replaced by the following:
Road/rail grade separations may be required for various locations, to support
the achievement of a safe and efficient transportation system, and to
maintain an adequate level of service on the road network. The following
have been identified as priority needs:
a.

Torbram Road and Canadian National Railway (CNR) (north);

b.

Torbram Road and CNR (south);

c.

Goreway Drive and CNR;

d.

Drew Road Extension and CNR;

e.

Erindale Station Road and St. Lawrence and Hudson Railway;

f.

Wolfedale Road and St. Lawrence and Hudson Railway;

g.

Ninth Line and St. Lawrence and Hudson Railway;

h.

Tenth Line and St. Lawrence and Hudson Railway.

Mississauga will continue to seek financial assistance from other levels of
government for the provision of road/rail grade separations.

35.

Section 3.17.4.10 Roads, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted.

36.

Section 3.17.5.2 Road Classification, Transportation, of Mississauga Plan
(Official Plan), is hereby amended by deleting all references to Major
Transit Corridors and replacing them with Higher Order Transit
Corridors.

37.

Section 3.17.6.2 Cycling and Walking, Transportation, of Mississauga Plan
(Official Plan), is hereby deleted and replaced by the following:
Mississauga will ensure that pedestrian and cycling facilities are integrated
into the transportation network to:
a. provide safe, comfortable travel for pedestrians and cyclists within
existing communities and new development;
b. provide linkages between intensification areas, adjacent neighbourhoods,
and transit stations, including facilities for cyclists on the major road
network as determined through future studies.

38.

Section 3.17.8.2 Trucking, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted and replaced by the following:
Mississauga will develop a transportation network to support the significant
role the City has as a goods movement hub. This will be achieved through:
a. identifying and supporting priority truck routes through road design;
b. encouraging strategic linkages to inter-modal facilities, gateways, and
400-series highways to facilitate the efficient movement of goods;
c. within the Northeast District, priority will be for road improvements
which support goods movement;
d. facilitating the efficient movement of goods through opportunities to
create a denser road grid in employment areas.

39.

Section 3.17.8.3 Trucking, Transportation, of Mississauga Plan (Official
Plan), is hereby deleted and replaced by the following:
To support the 400-series highways as part of the provincial goods
movement network, Mississauga will work with the province to pursue
opportunities to provide additional connections at interchanges and
necessary highway improvements at key locations including:
a.

Hurontario Street and Provincial Highway 401;

40.

b.

Hurontario Street and Provincial Highway 407;

c.

Mavis Road and Provincial Highway 401;

d.

Centreview Drive and Provincial Highway 403.

e.

Provincial Highway 401 E/B off-ramp (west of Etobicoke Creek).

f.

widen Provincial Highway 401 from its interchange with Provincial
Highway 410 to the western limit of Mississauga;

g.

widen Provincial Highway 410 from its interchange with Provincial
Highway 401 to the northern limit of Mississauga;

h.

complete partial interchange at Courtneypark Drive and Provincial
Highway 410, to provide access to and from the north;

i.

construct partial interchange at Provincial Highway 401 in the vicinity
of the Etobicoke Creek, to service the area to the north;

j.

improve interchanges along the Queen Elizabeth Way (QEW) at
Hurontario Street and Dixie Road.

Section 3.17.9.1 Rail, Transportation, of Mississauga Plan (Official Plan), is
hereby deleted and replaced by the following:
Mississauga recognizes that rail services are an important element of
people and goods movement in the Greater Golden Horseshoe.
Accordingly, rail facilities for the movement of goods and people are
subject to the following policies. Mississauga will:

41.

a.

cooperate with the appropriate authorities to provide adequate
provision for safety, multi-modal access in the planning, design, and
operation of rail facilities;

b.

cooperate with other levels of government and the railway companies
in locating, planning, and designing new freight and passenger
terminals to ensure that such facilities are compatible with the
transportation network and land use;

c.

urge that an adequate supply of automobile and truck parking be
provided at existing freight and passenger terminals so that public and
private parking areas are not unduly burdened.
Schedule 4 Road and Transit Network Long Term Concept of Mississauga
Plan (Official Plan), is hereby amended by changing the reference to
Major Transit Corridor to Higher Order Transit Corridor and by removing
Eglinton Avenue as a Major Transit Corridor, as shown on Schedule ‘B’
of this Amendment.

42.

Schedule 5, Notes, Designated Right-of-Way Widths of Mississauga Plan
(Official Plan), is hereby amended by changing the references to Major
Transit Corridors to Higher Order Transit Corridors, as shown on
Schedule ‘C’ of this Amendment.

43.

Section 4.2 to Section 4.33, Airport Corporate District Policies to Western
Business Park District Policies, inclusive, are amended as follows:
Table 1: Basic Road Characteristics, asterisk note, Road Classification,
Transportation, District Policies, is hereby amended by deleting the
reference to Major Transit Corridors and replacing it with Higher Order
Transit Corridors.

44.

Section 4.2 Airport Corporate District Land Use Map of the Airport
Corporate District Policies of Mississauga Plan (Official Plan), is hereby
amended by removing Eglinton Avenue as a Major Transit Corridor, as
shown on Schedule ‘D’ of this Amendment.

45.

Section 4.3 Applewood Land Use Map of the Applewood District Policies
of Mississauga Plan (Official Plan), is hereby amended by deleting from
the Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘E’ of this Amendment.

46.

Section 4.4 Central Erin Mills District Land Use Map of the Central Erin
Mills District Policies of Mississauga Plan (Official Plan), is hereby
amended by removing Eglinton Avenue as a Major Transit Corridor, as
shown on Schedule ‘F’ of this Amendment.

47.

Section 4.6 City Centre Land Use Map of the City Centre District Policies
of Mississauga Plan (Official Plan), is hereby amended by deleting from
the Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘G’ of this Amendment.

48.

Section 4.8 Cooksville Land Use Map of the Cooksville District Policies
of Mississauga Plan (Official Plan), is hereby amended by deleting from
the Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘H’ of this Amendment.

49.

Section 4.10 Dixie Land Use Map of the Dixie District Policies of
Mississauga Plan (Official Plan), is hereby amended by deleting from the
Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘I’ of this Amendment.

50.

Section 4.11 East Credit District Land Use Map of the East Credit District
Policies of Mississauga Plan (Official Plan), is hereby amended by
removing Eglinton Avenue as a Major Transit Corridor, as shown on
Schedule ‘J’ of this Amendment.

51.

Section 4.12 Erindale Land Use Map of the Erindale District Policies of
Mississauga Plan (Official Plan), is hereby amended by deleting from the
Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘K’ of this Amendment.

52.

Section 4.13 Erin Mills Land Use Map of the Erin Mills District Policies
of Mississauga Plan (Official Plan), is hereby amended by deleting from
the Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘L’ of this Amendment.

53.

Section 4.14 Fairview Land Use Map of the Fairview District Policies of
Mississauga Plan (Official Plan), is hereby amended by deleting from the
Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘M’ of this Amendment.

54.

Section 4.15 Gateway Land Use Map of the Gateway District Policies of
Mississauga Plan (Official Plan), is hereby amended by deleting from the
Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘N’ of this Amendment.

55.

Section 4.16 Hurontario Land Use Map of the Hurontario District Policies
of Mississauga Plan (Official Plan), is hereby amended by deleting from
the Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘O’ of this Amendment.

56.

Section 4.16 Hurontario District Land Use Map of the Hurontario
Corporate District Policies of Mississauga Plan (Official Plan), is hereby
amended by removing Eglinton Avenue as a Major Transit Corridor, as
shown on Schedule ‘O’ of this Amendment.

57.

Section 4.20 Mavis-Erindale Land Use Map of the Mavis-Erindale District
Policies of Mississauga Plan (Official Plan), is hereby amended by
deleting from the Land Use Legend Major Transit Corridor and replacing
it with Higher Order Transit Corridor, as shown on Schedule ‘P’ of this
Amendment.

58.

Section 4.23 Meadowvale Village Land Use Map of the Meadowvale
Village District Policies of Mississauga Plan (Official Plan), is hereby
amended by deleting from the Land Use Legend Major Transit Corridor
and replacing it with Higher Order Transit Corridor, as shown on Schedule
‘Q’ of this Amendment.

59.

Section 4.24 Mineola Land Use Map of the Mineola District Policies of
Mississauga Plan (Official Plan), is hereby amended by deleting from the
Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘R’ of this Amendment.

60.

Section 4.25 Mississauga Valleys Land Use Map of the Mississauga
Valleys District Policies of Mississauga Plan (Official Plan), is hereby

amended by deleting from the Land Use Legend Major Transit Corridor
and replacing it with Higher Order Transit Corridor, as shown on Schedule
‘S’ of this Amendment.
61.

Section 4.26 Northeast District Land Use Map of the Northeast Corporate
District Policies of Mississauga Plan (Official Plan), is hereby amended by
removing Eglinton Avenue as a Major Transit Corridor, as shown on
Schedule ‘T’ of this Amendment.

62.

Section 4.27 Port Credit Land Use Map of the Port Credit District Policies
of Mississauga Plan (Official Plan), is hereby amended by deleting from
the Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘U’ of this Amendment.

63.

Section 4.27.6.5.2.1 Development Concept, Area 4B, Site 4, Special Site
Policies, Port Credit, of Mississauga Plan (Official Plan), is hereby
amended by deleting the reference to Major Transit Corridor and replacing
it with Higher Order Transit Corridor.

64.

Section 4.28 Rathwood Land Use Map of the Rathwood District Policies
of Mississauga Plan (Official Plan), is hereby amended by deleting from
the Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘V’ of this Amendment.

65.

Section 4.29 Sheridan Land Use Map of the Sheridan District Policies of
Mississauga Plan (Official Plan), is hereby amended by deleting from the
Land Use Legend Major Transit Corridor and replacing it with Higher
Order Transit Corridor, as shown on Schedule ‘W’ of this Amendment.

66.

Section 4.33 Western Business Park Land Use Map of the Western
Business Park District Policies of Mississauga Plan (Official Plan), is
hereby amended by deleting from the Land Use Legend Major Transit
Corridor and replacing it with Higher Order Transit Corridor, as shown on
Schedule ‘X’ of this Amendment.

67.

Section 5.3.1.10 1st and 2nd paragraphs General Policies, Development
Applications, Implementation, of Mississauga Plan (Official Plan), is
hereby amended by deleted and replaced by the following:
5.3.1.10 Dundas Street and Hurontario Street are identified as Higher
Order Transit Corridors on Schedule 4: Road and Transit Network Long
Term Concept, to support high density development.
Development applications for the reduction of densities in proximity to
Higher Order Transit Corridors, will be discouraged.
Development applications for the reduction of densities below Residential
Medium Density in proximity to other arterial and major collector roads,
will be discouraged.

The use of the Provincial Transit Supportive Land Use Guidelines will be
applied during the development review process.
68.

Section 5.3.2 Criteria for Site Specific Official Plan Amendments,
Development Applications, Implementation, of Mississauga Plan (Official
Plan), is hereby amended by adding the following:
5.3.2.2 The conversion of lands designated Business Employment or
Industrial to non-employment uses is prohibited unless considered through a
municipal comprehensive review. For the purposes of this policy, major
retail uses are considered non-employment uses.

69.

Section 5.3.3.1.b Holding Zone, Zoning, Development Applications,
Implementation, of Mississauga Plan (Official Plan), is hereby amended by
deleted and replaced by the following:
5.3.3.1.b A Holding Zone will be used to implement this Plan for staging of
development and specific requirements, such as, but not limited to:

70.

•

the adequacy of services;

•

the adequacy of transportation facilities;

•

protection of the Natural Areas System;

•

the remediation of contaminated sites;

•

the provision of parkland;

•

the provision of flood free ingress/egress;

•

the adequacy of community infrastructure.

Section 7, Glossary of Mississauga Plan (Official Plan), is hereby amended
by deleting the following definition:
MAJOR TRANSIT CORRIDOR
means a corridor where transit demand is sufficient to allow the introduction
of a high level of transit service. The use of express type transit services will
be encouraged. The use of priority lanes, such as HOV lanes or RB lanes
will be introduced, where appropriate, to reduce travel time. While service is
expected to use bus technology for the foreseeable future, other technologies
may also be introduced where the need and justification can be
demonstrated through appropriate studies.

71.

Section 7, Glossary of Mississauga Plan (Official Plan), is hereby amended
by adding the following definitions:

AFFORDABLE
means
a) in the case of ownership housing, the least expensive of:
1.
housing for which the purchase price results in annual
accommodation costs which do not exceed 30 per cent of gross
annual household income for low and moderate income households;
or
2.
housing for which the purchase price is at least 10 per cent below
the average purchase price of a resale unit in the regional market
area;
b) in the case of rental housing, the least expensive of:
1.
a unit for which the rent does not exceed 30 per cent of gross
annual household income for low and moderate income
households; or
2.
a unit for which the rent is at or below the average market rent of a
unit in the regional market area.
For the purposes of this definition:
Low and moderate income households means, in the case of ownership
housing, households with incomes in the lowest 60 per cent of the income
distribution for the regional market area, or in the case of rental housing,
households with incomes in the lowest 60 per cent of the income
distribution for renter households for the regional market area.
COMMUNITY INFRASTRUCTURE
means lands, buildings, and structures that support the quality of life for
people and communities by providing public services for health, education,
recreation, socio-cultural activities, security and safety, and affordable
housing.
COMPLETE COMMUNITIES
means communities that meet people’s needs for daily living throughout an
entire lifetime by providing convenient access to an appropriate mix of jobs,
local services, a full range of housing, public services, affordable housing,
schools, recreation and open space for their residents. Convenient access to
public transportation and options for safe, non-motorized travel is also
provided.
HIGHER ORDER TRANSIT
means transit that generally operate on its own dedicated right-of-way,
outside of mixed traffic, and therefore can achieve a frequency of service
greater than mixed-traffic transit. Higher order transit can include heavy rail
(such as subways), light rail (such as streetcars), and buses in dedicated
rights-of-way.

INTENSIFICATION AREA
means lands identified as the focus for accommodating intensification.
Intensification areas are comprised of the urban growth centre,
intensification corridors, major transit station areas, and nodes.
INTENSIFICATION CORRIDOR
means the lands within approximately 200 to 300 metres of the centre line of
roads identified as having the potential for higher density mixed-use
development consistent with planned transit service levels.
MAJOR OFFICE
means freestanding office buildings of 10,000m2 or greater, or with 500 jobs
or more.
MAJOR TRANSIT STATION AREA
means the area including and around any existing or planned higher order
transit station. Station areas generally are defined as the area within an
approximate 500m radius of a transit station, measured from the station
building, representing about a 10-minute walk.
MULTI-MODAL
means the availability or use of more than one form of transportation, such
as automobiles, walking, cycling, buses, rapid transit, rail (such as
commuter and freight), trucks, air and marine.

IMPLEMENTATION
Upon the approval of this Amendment by the City of Mississauga, the
Mississauga Plan (Official Plan) will be amended in accordance with this
Amendment.

INTERPRETATION
The provisions of the Mississauga Plan (Official Plan), as amended from time to
time regarding the interpretation of that Plan, shall apply in regard to this
Amendment.
This Amendment supplements the intent and policies of the Mississauga Plan
(Official Plan).
Upon approval of this Amendment, the various Sections and District Land Use
Maps will be amended in accordance with this Amendment, subject to technical
revisions being permitted to this Amendment without official plan amendments
with respect to: changing the numbering, cross-referencing and arrangement of
the text, tables, schedules and maps; altering punctuation or language for
consistency; and correcting grammatical, dimensional and boundary,
mathematical or typographical errors, provided that the purpose, effect, intent,
meaning and substance of this Amendment are in no way affected.
Only the provisions within this Amendment are subject to this Amendment. All
other provisions of Mississauga Plan are not subject to this Amendment.

APPENDIX I
PUBLIC MEETING

All property owners and residents within the City of Mississauga were invited to
attend a Public Meeting of the Planning and Development Committee held on
May 4, 2009 in connection with this proposed Amendment.
Approximately 20 residents or representatives were in attendance at the
aforementioned Planning and Development Committee meeting. Four of those in
attendance addressed the Planning and Development Committee and five written
comments were received at the meeting. The comments raised a number of issues
that have been addressed in the Planning and Building Department Report dated
May 12, 2009, attached to this Amendment as Appendix IV. Prior to the public
meeting one written comment was received and subsequent to May 4, 2009 two
written comments were received. All written submissions are attached to the
report dated May 12, 2009.

Appendix 1

Official Plan Amendment 95 – Responses to Oral and Written Submissions
#
RESPONDENT
1(a) Planning and
Development
Committee

1

ISSUE/COMMENT
Committee expressed the
concern that services in the
Urban Growth Centre,
particularly transit services may
not be adequate or in place in
time for the population and
employment growth envisioned.

STAFF RESPONSE
The growth forecasts contained in the
Official Plan are premised on the
provision of adequate community
infrastructure, engineering works and
transportation facilities. Development
should not be approved that exceeds the
capacity of existing and planning
infrastructure and services and the timing
of development should be aligned to
when necessary services are in place. If
planned services are not implemented, the
growth forecasts should be reviewed and
possibly reduced in accordance with
service capacity.

1.

RECOMMENDATION1
That OPA 95 be amended by adding to
Section 2 the following:

The population and employment forecasts
are premised on the adequacy of services
and infrastructure to support growth in the
appropriate locations. Coordination
between development and planned
infrastructure is essential to the viability of
Mississauga’s communities and critical to
the quality of life for residents and the
economic competitiveness of local
businesses and to ensure the efficient and
effective delivery of services and
infrastructure. As such, development will
be directed to appropriate locations to
support existing or planned infrastructure
and may not be permitted to proceed prior
to satisfactory arrangements being made for
the provision of the necessary services and
infrastructure needed to support growth,
such as, engineering services, transit
services and community infrastructure. A
development proposal may be phased or
refused if existing or planned servicing
and/or infrastructure is inadequate to
support the additional population and
employment growth that would be
generated.

Numbering of sections refers to OPA 95, as amended, and as attached under separate cover.

1

Appendix 1
#

1(b)

RESPONDENT

Planning and
Development
Committee

ISSUE/COMMENT

STAFF RESPONSE

Committee questioned the
removal of the four-storey height
limit within nodes.

The Interim Residential Intensification
Policies restricted heights to four storeys
outside of the Urban Growth Centre, as
defined in OPA 58, except where District
Policies identified an alternate height.
Staff agree that height limitations within
nodes should apply to the provision that
District Policies may identify alternative

RECOMMENDATION1
A significant portion of Mississauga’s
future growth has been directed to the
Urban Growth Centre based on the transit
infrastructure investments planned for this
area. This includes Bus Rapid Transit in
the Highway 403/Eglinton Avenue corridor
and higher order transit along Hurontario
Street and Dundas Street. Bus Rapid
Transit in the Highway 403/Eglinton
Avenue corridor is scheduled for operation
in 2012 whereas higher order transit along
Hurontario Street and Dundas Street is in
the planning phase. Development in the
Urban Growth Centre, or in other areas of
the city to be serviced by these transit
investments, will not be permitted to exceed
the capacity of the planned transportation
system and only development that can be
adequately served by transit in operation
will be allowed to proceed. If satisfactory
arrangements for the implementation of
higher order transit currently being
planned are not made, the population and
employment forecasts may be reduced in
accordance with the capacity of the
transportation system.
2.

That OPA 95 be amended by adding to
Section 13 the following:

3.13.3.2 For lands within the Central Erin
Mills Node and the Hurontario Node a
minimum building height of two (2) storeys
to a maximum building height of twentyfive (25) storeys will apply unless District
policies specify alternative building height

2
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#

RESPONDENT

ISSUE/COMMENT

STAFF RESPONSE
heights. Staff recommend that the fourstorey height limit be applied to the
Residential Nodes, except for the Central
Erin Mills Node and Hurontario/Eglinton
Node, where a 25 storey maximum height
limit is appropriate.
Further, to achieve intensification and
built form objectives, a minimum height
limit of two-storeys should be required
for all Residential Nodes.

RECOMMENDATION1
requirements or until such time as
alternative building heights are determined
through the review of District policies.
3.13.3.4 For lands within the ClarksonLorne Park Node, Erin Mills Node, Malton
Node, Meadowvale Node, Port Credit
Node, Rathwood/Applewood Node,
Sheridan Node and Streetsville Node a
minimum building height of two (2) storeys
to a maximum building height of four (4)
storeys will apply unless District policies
specify alternative building height
requirements or until such time as
alternative building heights are determined
through the review of District policies.
3.13.3.5 Where there is no restriction on
the heights of buildings in the Residential
District Policies, any change to heights in
excess of four (4) storeys will only be
considered where it can be demonstrated
that an appropriate transition in heights that
respects the surrounding context will be
achieved and that development proposals
enhance the existing or planned
development and are consistent with the
policies of this Plan.

1(c)

Planning and
Development
Committee

Policies encouraging the
reduction of surface parking
were questioned. Committee
suggested stronger policies to
require structured or
underground parking within
Nodes.

Staff agree that within the Urban Growth
Centre and certain nodes structured
parking is the preferred long-term
solution. District policies should specify
in what situations structured parking will
be required, or require phasing plans to
demonstrate how surface parking areas

No change to OPA 95 is recommended.

3
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#

2

RESPONDENT

ISSUE/COMMENT

Letter submitted by
David M. Adams,
dated April 27,
2009. See Appendix
2(a)

Concerns were expressed
regarding the impact of
permitting secondary suites on
the character of neighbourhoods.
This issue generated
considerable discussion and
additional comments from
Committee regarding the
assessment of homes,
requirements under the Growth
Plan, the need for affordable
housing, impact on services, and
housing for seniors. Committee
also expressed concerns
regarding enforcement and the
need for an effective
communications strategy
regarding the requirement for
secondary suites.

3(a)

Letter submitted by
Adam J. Brown
with Sherman,
Brown, Dryer,
Karol Barristers &
Solicitors on behalf
of Berkley Homes
(Mississauga Rd)
Inc. owners of
property
municipally known
as 1745, 1765 and
1775 Thorny-Brae

The respondent requests that the
site municipally known as 1745,
1765 and 1775 Thorny-Brae
Place, be exempt from the fourstorey height limitation that
applies to areas outside of
Intensification Areas. This site is
under application (OZ 08/002
W8) and is proposing residential
development in excess of fourstoreys.

RECOMMENDATION1

STAFF RESPONSE
can be redeveloped.
The Affordable Housing Strategy is
underway which will address, among
other matters, how secondary suites
should be regulated. The issues raised by
Committee will be addressed in this
strategy.
Staff recommend that the policy be
revised to clarify that Mississauga’s
affordable housing strategy will consider
the appropriate regulations for secondary
suites. Preparation of the strategy will
include a full public process.

An appeal to OPA 58 has been filed for
this site based on the four-storey height
limitation.

3.

That OPA 95 be amended by replacing
the policy contained in Section 10 with
the following:

3.2.1.7 Secondary suites within detached
dwellings will be permitted, where
appropriate. Regulations for secondary
suites will be determined through the
preparation of an affordable housing
strategy. The affordable housing strategy
will be developed in consultation with the
community and will consider, among other
matters, zoning provisions, licensing
requirements and health, safety and
property standards.

No change to OPA 95 is recommended.

Staff support the general four-storey
height limitation for areas outside of
Intensification Areas. Appropriate
heights for the subject site will be
determined through the processing of the
development applications.

4
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#

3(b)

4

RESPONDENT
Place. See
Appendix 2(b).

ISSUE/COMMENT

STAFF RESPONSE

RECOMMENDATION1

Letter submitted by
Mark R. Flowers of
Davies, Howe
Partners on behalf
of Gemini Urban
Design (Cliff)
Corp., owners of
property
municipally known
as 2021-2041 Cliff
Road. See Appendix
2 (c).

The respondent requests that the
site municipally known as 20212041 Thorny-Brae Place, be
exempt from the four-storey
height limitation that applies to
areas outside of Intensification
Areas. This site is under
application (OZ 06/019 W7) and
is proposing residential
development in excess of fourstoreys.

An appeal to OPA 58 has been filed for
this site based on the four-storey height
limitation.

Letter submitted by
Philip Stewart of
Pound & Stewart
Associates Limited
on behalf of
Orlando
Corporation. See
Appendix 2 (d).

a. Higher Order Transit
The respondent comments that
Hurontario Street does not
currently have higher order
transit and, therefore, suggests
that the corridor be referred to as
proposed.

Hurontario Street is being referred to as a
higher order transit corridor, because it is
an existing corridor designated for higher
order transit capability.

No change to OPA 95 is recommended.

b. 2008 Growth Forecasts
The respondent comments that
the 2008 Growth Forecasts will
directly influence the City’s
pending Development Charges
(DC) Review. Their client’s
view is that non-residential DC’s
should not be increased. Their
recommendation is that the
policy regarding the population
and employment forecasts not be
included in OPA 95.

The 2008 Growth Forecasts have been
adopted by City Council, as such these
figures are included in OPA 95. The
concerns regarding development charges
should be dealt with through the
Development Charges Review.

No change to OPA 95 is recommended.

No change to OPA 95 is recommended.

Staff support the general four-storey
height limitation for areas outside of
Intensification Areas. Appropriate
heights for the subject site will be
determined through the processing of the
development applications.

5
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#

RESPONDENT

ISSUE/COMMENT
c. Higher order transit
Designation
The respondent observes that on
Schedule 2: Urban Form,
Schedule 4: Road and Transit
Network Long Term Concept,
and the Gateway District Land
Use Map, that the higher order
transit corridor is located along
the west side of Hurontario
Street.

STAFF RESPONSE
The Interpretation section of Mississauga
Plan clarifies that public transit systems
are shown in approximate locations only.
The Hurontario Main Street Study,
currently underway, will determine the
appropriate location.

RECOMMENDATION1
No change to OPA 95 is recommended.

d. Section 2.10.2.11 and
3.13.6.6 of Existing Mississauga
Plan
The written submission notes
that the removal of the phrase
“for all, including those with
disabilities” is not redundant and
that the policy should not be
deleted

These objectives are covered in section
2.10.2.3 and in other policies in
Mississauga Plan.

No change to OPA 95 is recommended.

e. Intensification Areas
The policies regarding
encouraging major office
development to locate within the
Urban Growth Centre, nodes,
intensification corridors and
major transit station areas, is
supported. The policy that the
boundaries for all intensification
corridors and major transit
station areas be determined
through planning studies is also
supported.

No comment.

No change to OPA 95 is recommended.

6
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#

RESPONDENT

ISSUE/COMMENT
f. Complete Communities and
Employment Intensification
Areas
The written submission indicates
support for policy 3.13.6.1
regarding complete
communities, and notes that
employment areas must also be
complete communities.
The submission goes on to say
that employment areas or nonresidential development should
be exempt from providing for
community infrastructure.

STAFF RESPONSE
Since all nodes are intensification areas,
including employment nodes, the policy
regarding complete communities is
applicable.

RECOMMENDATION1
No change to OPA 95 is recommended.

Employment nodes are envisioned to
include a range and mix of uses to
support higher forms of density and
mixed use development, but not
residential development. As such,
employment nodes should be required to
provide community infrastructure
appropriate to the role they perform
within the City structure and to support
the uses contained within the node.

The respondent recommends that
the Transportation Demand
Management (TDM) policies of
Mississauga Plan be revised to
recognize the importance of
TDM as a measure to support
complete communities.

The proposed TDM policy achieves
minimum conformity to the Growth Plan.
Additional TDM policies will be
considered through the comprehensive
Mississauga Plan Review.

g. Urban Design Policies
The respondent wishes to ensure
that the policies regarding urban
design, specifically those
regarding the characteristics of
development, should be
sufficiently flexible to advance
economic competitiveness and
flexibility.

The wording of the proposed policy
indicates that the specified urban design
features ‘should’ be provided for through
development. ‘Should’ indicates a desire
and not mandatory requirement and
provides sufficient flexibility.

No change to OPA 95 is recommended.

7

Appendix 1
#

RESPONDENT

ISSUE/COMMENT
h. Parking
The respondent expresses
concern with policy 3.13.6.23
which indicates that
development should minimize
the use of surface parking in
favour of underground or
aboveground structured parking.
The respondent suggests that
surface parking continue to be
permitted in employment areas
subject to appropriate screening
and buffering.

STAFF RESPONSE
The policies encourage structured parking
but do not prohibit surface parking. It is
staff’s position that employment nodes,
particularly those with higher order
transit, be encouraged to provide
structured parking. Where surface
parking is provided, its eventual
replacement is encouraged through the
provision of phasing plans.

RECOMMENDATION1
No change to OPA 95 is recommended.

i. Persons Plus Jobs Ratio for
Nodes
The respondent notes and
supports that the persons plus
jobs ratio for nodes included in
OPA 95 only applies to nodes
located within Residential
Planning Districts and not to
nodes in Employment Planning
Districts.

No comment.

No change to OPA 95 is recommended.

j. Watercourse Corridor
Definition
The respondent asks that the
definition of ‘watercourse
corridor’ be clarified.

The policies which make reference to the
‘watercourse corridor’ have been changed
to ‘valley and watercourse corridor’
which is a defined term.

4.

That OPA 95 be amended by replacing
the policy contained in Section 13 with
the following:

3.13.6.25 The proponent of an
intensification project will be required to
provide a Stormwater Management Study.
This study may, among other things, be
required to include the following:

8
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#

RESPONDENT

ISSUE/COMMENT

STAFF RESPONSE
a.

b.

c.
d.

RECOMMENDATION1
verification that the existing storm
drainage system has the capacity to
convey the increased stormwater flow
due to intensification in accordance
with current City standards;
identification of any impact on the
upstream and downstream valley and
watercourse corridor through erosion
and/or flooding and impacts on water
quality;
recommendations for any remediation
works;
identification of the limits of allowable
intensification by demonstrating that
unacceptable impact on the upstream
and downstream valley and
watercourse corridor, water quality
and infrastructure will not occur.

[Comments were also received on these
policies from the Credit Valley
Conservation and their recommended
changes have been incorporated, see #9]
k. Urban Growth Centre
The respondent suggests that the
Urban Growth Centre be shown
on Schedule 2: Urban Form
Concept and defined in the
Glossary.

The Urban Growth Centre is shown as
Figure 1 of Section 3.13 and is defined in
the Growth Plan. Clarification that the
Urban Growth Centre will be
Mississauga’s Downtown is appropriate.
The comprehensive Mississauga Plan
Review will address these matters in
greater detail.

5.

That OPA 95 be amended by replacing
the policy contained in Section 13 with
the following:

3.13.1.2 The Urban Growth Centre is
comprised of the lands along Hurontario
Street between Highway 403 and the Queen
Elizabeth Way, and is Mississauga’s
Downtown. The Urban Growth Centre
includes the City Centre Planning District,
which will be the Downtown Core; lands
within the Cooksville Planning District,

9
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#

RESPONDENT

RECOMMENDATION1
including the Cooksville Node; and lands
within the Fairview Planning District.

ISSUE/COMMENT

STAFF RESPONSE

l. Gateway District Land Use
Map
The submission indicates that the
Gateway District Land Use map
should show the Madill
Boulevard extension (as a Major
Collector) to the Highway 401
westbound off-ramp at
Hurontario Street. This change
was approved through an OMB
decision in conjunction with
OPA 25.

These changes are in process and would
have been included in the next
Mississauga Plan update. Because this
matter was raised through comments
received for OPA 95, Schedules 4 and 5,
and the Gateway District Map, attached
as OPA 95 Schedules B, C and N,
respectively, the changes have been
included on these maps.

No change to OPA 95 is recommended.

m. Trucking Policies
Pound and Stewart recommend
that proposed policy 3.17.8.2.c
be revised to include the
Gateway District and Section
3.17.8.2 to include economic and
environmental sustainability
planning policies to support
production efficiencies for new
and more efficient logistical
processes. They also propose
that staff add a new schedule to
identify goods movement routes
and employment areas.

It is not appropriate to include reference
to the Gateway District to policy
3.17.8.2.c as only portions of the District
may be appropriate as goods movement
areas. The Gateway District includes a
node where office development is
encouraged and higher order transit is
planned.

No change to OPA 95 is recommended.

Policies pertaining to economic and
environmental sustainability planning to
support the production efficiencies for
new and more logistical processing will
be considered through the Mississauga
Plan Review process.
Amendments to schedules are not
appropriate at this time as the Region of
Peel is in the process of reviewing goods
movement routes as part of its Official

10
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RESPONDENT

ISSUE/COMMENT

n. Policy on Employment
Conversion
The respondent suggests that
policy 5.3.2.2 be amended to
indicate that the policy is in
accordance with the Growth
Plan.

The purpose of OPA 95 is to achieve
conformity to the Growth Plan and, as
such, the proposed change is not
necessary.

No change to OPA 95 is recommended.

o. Holding Zone Provisions
The respondent suggests that not
all of the specific requirements
proposed under section 5.3.3.1.b
Holding Zone may be relevant or
applicable to a specific
development proposal and
recommends that only some of
the provisions may apply.

The policy is sufficiently clear that the
specific requirement(s) for which a
holding zone may be used would be
specific to each development application.

6.

The new definition of community
infrastructure does include affordable
housing and, as such, the Holding Zone
provision should be amended to remove
this redundancy.

Further, the respondent notes
that the reference to affordable
housing is not required as it
included within the definition of
community infrastructure.

5

John Sabiston,
President of the
Gordon Woods
Homeowners
Association. See
Appendix 2 (e).

RECOMMENDATION1

STAFF RESPONSE
Plan Review.

On behalf of the Gordon Woods
Homeowners Association, Mr.
Sabiston attended the public
meeting and requested that the
southern boundary of the Urban
Growth Centre (UGC) be the
Cooksville Node or the

The Urban Growth Centre boundary has
been defined by the Province and cannot
be changed. In the area in the vicinity of
the Gordon Woods community there is no
change from the boundaries as
established in OPA 58. The boundary in
the vicinity of the Gordon Woods

That OPA 95 be amended by replacing
the policy contained in Section 69 with
the following:

5.3.3.1.b A Holding Zone will be used to
implement this Plan for staging of
development and specific requirements,
such as, but not limited to:
•
•
•
•
•
•
•

the adequacy of services;
the adequacy of transportation facilities;
protection of the Natural Areas System;
the remediation of contaminated sites;
the provision of parkland;
the provision of flood free ingress/egress;
the adequacy of community
infrastructure.

No change to OPA 95 is recommended.

11
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6

RESPONDENT

Credit Valley
Conservation
(CVC), submission
dated May 1, 2009.
See Appendix 2 (f)

RECOMMENDATION1

ISSUE/COMMENT
Queensway.

STAFF RESPONSE
community was drawn specifically to
exclude the low density residential area.

Further, Mr. Sabiston had
concerns with the definition of
an intensification corridor and
suggested it be revised to add the
word “generally” with regard to
the width of the corridor. He also
inquired if the intensification
corridor overlapped with the
UGC boundaries.

The proposed definition of intensification
corridor already indicates that the
boundaries are ‘approximate’ and the
policies indicate that the boundaries will
be delineated through detailed planning
studies. The intent of the definition is
primarily to capture properties fronting
onto Hurontario Street. The
intensification corridor is proposed to run
through the UGC and the policies for
both would apply.

The CVC has requested (a) that
the District Plan maps be revised
to reflect the Regulatory
Floodplain mapping, (b) that an
additional policy on the Natural
Heritage System be added, and
(c) changes to the policies
regarding stormwater
management and water quality
and quantity.

(a) Updating the District Plan maps is not
a conformity issue and will be addressed
at a later date.

7.

(b) The proposed policy regarding natural
heritage is already addressed by policy
3.15.2.2.h of Mississauga Plan.

3.13.6.25 The proponent of an
intensification project will be required to
provide a Stormwater Management Study.
This study may, among other things, be
required to include the following:

(c) The requested wording changes in
regards to stormwater management and
water quality and quantity are supported
with some minor modifications.

a.

b.

c.

That OPA 95 be amended by replacing
the policy contained in Section 13 with
the following:

verification that the existing storm
drainage system has the capacity to
convey the increased stormwater flow
due to intensification in accordance
with current City standards;
identification of any impact on the
upstream and downstream valley and
watercourse corridor through erosion
and/or flooding and impacts on water
quality;
recommendations for any remediation
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#

RESPONDENT

ISSUE/COMMENT

STAFF RESPONSE
d.

RECOMMENDATION1
works;
identification of the limits of allowable
intensification by demonstrating that
unacceptable impact on the upstream
and downstream valley and
watercourse corridor, water quality
and infrastructure will not occur.

[Comments were also received on these
policies from Pound and Stewart and their
recommended changes have been
incorporated, see #7]
8.

That OPA 95 be amended by replacing
the policy contained in Section 15 with
the following:

i.

Mississauga will work together with
other municipalities and levels of
government to ensure that water
quality and quantity in Lake Ontario
and its associated watercourses are
maintained or improved.
Mississauga supports development,
including redevelopment and
intensification, which implement
measures and activities to reduce
stormwater flows, improve water
quality and facilitates groundwater
infiltration and flow using innovative
stormwater management practices.

j.

7

Letter submitted by
Jeannette Gillezeau,
MA of the Altus
Group on behalf of

The respondent provided
comments indicating that it is not
appropriate for the City to be
adopting an Official Plan

The Region will process OPA 95,
however, the Region of Peel has advised
that approval of population and
employment figures in OPA 95 will be

No change to OPA 95 is recommended.
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8

RESPONDENT
Solmar
Development
Corporation, dated
May 4, 2009. See
Appendix 2 (g).

ISSUE/COMMENT
Amendment with new
population and employment
forecasts prior to the completion
of the Region of Peel’s Growth
Management exercise. They
provided observations regarding
complete communities and
trucking and transportation.

STAFF RESPONSE
deferred until the Regional Plan has been
amended to include population and
employment figures for 2021 and 2031.
See Appendix 3.

Letter submitted by
Ian Woods of the
Greater Toronto
Airports Authority,
dated May 7, 2009.
See Appendix 2 (h).

The respondent requests that the
policy regarding secondary
suites be prohibited within the
Airport Operating Area (AOA).
The GTAA has no objection to
the intensification policies
associated with Section 3.13.3
provided that the Malton Node is
outside of the AOA.

Existing policy 3.11.2.1.3 prohibits new
residential development and
redevelopment, and infilling which
increases the number of dwelling units
within the Lester B. Pearson International
Airport (LBPIA) Operating Area The
definition of ‘redevelopment’ in section
3.11.2.1.11 of Mississauga Plan includes
secondary suites, consequently they will
not be permitted within the AOA.

The also requests to work with
City staff to establish policies in
Airport Section the new Official
Plan to mitigate impacts on the
current airport operations caused
by proposed developments.

RECOMMENDATION1

No change to OPA 95 is recommended.

Although a portion of the Malton Node is
within the AOA, development within it
are subject to the Aircraft Noise policies
as well as all other policies of the Plan.
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