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CD.03.MIS 

DATE: September 7, 2010 

TO: Chair and Members of Planning and Development Committee 

Meeting Date:  September  20, 2010 

FROM: Edward R. Sajecki 

Commissioner of Planning and Building 

SUBJECT: Revised Report on Outstanding Matters – Draft Mississauga 

Official Plan 

 
RECOMMENDATION: 1. That the Draft Mississauga Official Plan be revised in accordance 

with the report titled “Revised Report on Outstanding Matters – 

Draft Mississauga Official Plan” dated September 7, 2010, from 

the Commissioner of Planning and Building. 

 

2. That the following comments received, subsequent to the June 28, 

2010 meeting of the Planning and Development  Committee, be 

received: 

(i) Letter dated June 30, 2010 from Roslyn Houser, Goodmans, 

on behalf of Wal-Mart Canada Inc.; 

(ii) Letter dated July 5, 2010 from Roslyn Houser, Goodmans, 

on behalf of Rockwood Mall Ltd.; 

(iii) Letter dated July 6, 2010 from Roslyn Houser, Goodmans, 

on behalf of Wal-Mart Canada Inc.; 

(iv) Letter dated July 6, 2010 from Philip Stewart, Pound and 

Stewart, on behalf of Orlando Corporation; and 

(v) Letter dated July 7, 2010 from Lynda Townsend, Townsend 

and Associates, on behalf of Solmar Development 

Corporation. 
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BACKGROUND: City Council, on July 7, 2010, considered the reports titled “Report 

on Comments – Draft Mississauga Official Plan”, dated June 8, 2010 

and Addendum Report on Comments - Draft Mississauga Official 

Plan, dated June 23, 2010 from the Commissioner of Planning and 

Building. and adopted the following: 

 

1. That the Draft Mississauga Official Plan be revised in accordance 

with the report titled “Report on Comments – Draft Mississauga 

Official Plan”, dated June 8, 2010 and the report titled 

“Addendum Report on Comments – Draft Mississauga Official 

Plan” dated June 23, 2010 from the Commissioner of Planning 

and Building. 

 

2. That a by-law to repeal Mississauga Plan and adopt the Draft 

Mississauga Official Plan, as revised, be enacted by City Council, 

and the City Clerk be authorized to forward the Draft Mississauga 

Official Plan to the Region of Peel for approval. 

 

3. That Recommendation 60 contained in Appendix 3: Response to 

Comments Table of the report titled “Report on Comments – 

Draft Mississauga Official Plan” dated June 8, 2010 from the 

Commissioner of Planning and Building, be revised as follows: 

 

 That Table 7-2 be revised by deleting the row regarding Main 

Street and replacing it with: 

 

 Main St./Queen St. S./Approximately 90 m east of Wyndham 

St./Mississauga/20 m. 

 

 Main St./Approximately 90 m east of Wyndham St./Credit 

River/Mississauga/30 m. 

 

4. That Floor Space Index ranges be re-introduced into the Draft 

Mississauga Official Plan. 

 

5. That staff bring forward for Council approval, a motion to amend 

Recommendation 46 contained in Appendix 3: Response to 

Comments Table and Policy 5.4.3 of the Draft Mississauga 

Official Plan. 

 

 



Planning and Development Committee - 3 - CD.03.MIS

September 7, 2010

 

6. That further written submissions with regard to the “Report on 

Comments – Draft Mississauga Official Plan”, dated June 8, 2010 

and the report titled “Addendum Report on Comments – Draft 

Mississauga Official Plan”, dated June 23, 2010, from the 

Commissioner of Planning and Building, be received and 

considered: 

 

 (i) Letter dated June 24, 2010 from Glen Broll, Partner, Glen 

Schnarr & Associates Inc.; 

 (ii) Letter dated June 24, 2010 from Bruce Thom, Planner, 

EMBEE Properties Limited; 

 (iii) Letter dated June 28, 2010 from Glenn J. Wellings, 

WELLINGS Planning Consultants Inc.; 

 (iv) Letter dated June 28, 2010 from Victor Labreche, Senior 

Principal, Labreche Patterson & Associates Inc.; 

 (v) Letter dated June 28, 2010 from Michael Gagnon, 

Managing Principal Planner, Gagnon & Law; 

 (vi) Letter dated June 28, 2010 from Robert E. Jarvis, Q.C., 

Barrister and Solicitor; 

 (vii) Letter dated June 28, 2010 from Michael Gagnon, 

Managing Principal Planner, Gagnon & Law; 

 (viii) Letter dated June 28, 2010 from Chad B. John-Baptiste, 

Senior Planner, Associate, Planning & Environmental 

Design, Baif Developments Limited; 

 (ix) Letter dated June 28, 2010 from Paul Lowes, Principal, 

Sorensen Gravely Lowes Planning Associates Inc.; 

 (x) Letter dated June 28, 2010 from Michael Gagnon, 

Managing Principal Planner, Gagnon & Law. 

 

7. That oral submissions made at the Planning and Development 

Committee meeting held on June 28, 2010, be received and 

considered. 

 

Planning and Development Committee, at its meeting on June 28, 

2010 received for consideration oral submissions and the above 

correspondence which could not be addressed in the reports on the 

comments received regarding the Draft Mississauga Official Plan, (the 

draft Plan). In addition, comments have been received subsequent to 

the meeting of Planning and Development Committee from the 

following: 
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1. Letter dated June 30, 2010 from Roslyn Houser, Goodmans, on 

behalf of Wal-Mart Canada Inc.; 

2. Letter dated July 5, 2010 from Roslyn Houser, Goodmans, on 

behalf of Rockwood Mall Ltd.; 

3. Letter dated July 6, 2010 from Roslyn Houser, Goodmans, on 

behalf of Wal-Mart Canada Inc.; 

4. Letter dated July 6, 2010 from Philip Stewart, Pound and Stewart, 

on behalf of Orlando Corporation; and 

5. Letter dated July 7, 2010 from Lynda Townsend, Townsend and 

Associates, on behalf of Solmar Development Corporation. 

 

The purpose of this report is to review outstanding issues resulting 

from oral and written submissions received at the June 28, 2010 

Planning and Development Committee meeting and from submissions 

subsequently received (Appendix 1), and recommend amendments to 

the draft Plan, where necessary. This report was originally prepared 

for consideration by Planning and Development Committee on 

September 7, 2010.  Since that time, it has been revised for the 

September 20, 2010 meeting of Planning and Development 

Committee to include additional recommendations regarding air 

quality and minor mapping changes. 

 

The proposed amendments are addressed in Appendix 2 in the order in 

which the policies appear in the draft Plan. Deletions are shown as 

strikeouts and additions are in italics and underlined. The 

recommendations do not include editorial changes, minor matters of 

style or organization, changes to the arrangement of text, tables, 

schedules and figures, changes to figures, captions and appendices, 

minor cartographic revision, or minor rewording, that does not alter 

the intent or meaning of the proposed policies. 

 

 

COMMENTS: Oral Submissions 

 

Outstanding matters identified by deputants at Planning and 

Development Committee were: 

 

• parking; 

• air quality; 

• retroactive application of  Official Plan policies (Cliffway Plaza); 

and 

• application of Port Credit Local Area Plan. 
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Parking 

 

Issue: With respect to the submission on parking by Jim Danahy on 

behalf of MIRANET, it was suggested that the parking standard in the 

zoning by-law be subordinate to the Official Plan, that terms of 

reference for parking studies mandate the new vision for parking, and 

that a parking authority be established. 

 

Response: Because building and occupancy permits are issued on the 

basis of the zoning by-law, the parking standards in the by-law take 

precedence. Where there is a development application proposing a 

reduction in parking standards based on the policies of the Official 

Plan, they will form a policy framework for evaluating the proposal. 

This vision for parking forms part of the terms of reference for any 

parking studies. A Parking Office has been established in the  

 

Transportation and Works Department until such time as a parking 

authority is established. 

 

Air Quality 

 

Issue: Sue Shanly, on behalf of MIRANET, made recommendations 

regarding the governance of the Oakville-Clarkson Airshed, the 

implementation of the Air Quality Action Plan, Certificates of 

Approval, provincial standards for emissions, and the integration of 

the Report of the Air Quality Task Force on the Oakville-Clarkson 

Airshed into the draft Plan. 

 

Response: The official plan is not the appropriate mechanism to 

control air quality through the development approval process, as this is 

dealt with by the Ministry of Environment through the Certificate of 

Approval process. Nonetheless, the draft Plan, as amended by the 

recommendations of the report titled “Report on Comments – Draft 

Mississauga Official Plan”, dated June 8, 2010 from the 

Commissioner of Planning and Building, identifies the expectations of 

Mississauga for the Ministry of Environment to consider the 

cumulative effects of emissions by the following additional policy: 
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“Mississauga requests the Ministry of Environment to take into 

account existing regulatory standards, the cumulative effects of 

emissions, and background pollutant concentrations prior to 

approving applications for Certificates of Approval.” 

 

Staff have reviewed the Report of the Air Quality Task Force on the 

Oakville Clarkson Airshed, dated June 24, 2010, and concluded that it 

contains no further recommendations appropriate for the draft Plan. 

However, the above-noted recommendation should be revised to 

encourage the Ministry of Environment to establish higher regulatory 

standards than currently used by the Ministry. 

 

Retroactive Application of Official Plan Policies 

 

Issue: Andrew Gassman, on behalf of MIRANET, suggested, with 

reference to the Cliffway Plaza Site, that the draft Plan be applied to 

current development applications. 

 

Response: Ontario Municipal Board decisions have established the 

principle that the Official Plan which is in force and effect at the time 

a development application is the plan which forms the basis for 

evaluating the application. 

 

Port Credit Local Area Plan 

 

Dr. Geoff Edwards raised some concerns regarding the policies in the 

Port Credit Local Area Plan as they apply to the development capacity 

of his site. The Port Credit Local Area Plan contains the existing 

polices of the Port Credit District Policies in Mississauga Plan. As 

these policies are under review, it is inappropriate to amend them 

through this process. Dr. Edwards’ concerns have been referred to 

staff responsible for the review of the Port Credit Local Area Plan. 

 

Written Submissions at June 28, 2010 Planning and Development 

Committee Meeting 

 

Matters Dealt with by the Report on Comments 

 

The following letters are dealt with in the report titled “Report on 

Comments – Draft Mississauga Official Plan”, dated June 8, 2010: 
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• letter dated June 24, 2010 from Glenn Broll, Glen Schnarr and 

Associates Inc., on behalf of Chartwell, RioCan and Rockport; and 

• letter dated June 28, 2010 from Paul Lowes , Sorensen, Gravely, 

Lowes Planning Associates Inc. on behalf of Highland Farms. 

 

These matters are dealt with by recommendations 1 and 132, 

respectively, in Appendix 3 of the June 8, 2010 report and no further 

action is required. Recommendation 1 states that the Plan be revised to 

incorporate all amendments adopted by City Council, which will 

include the Chartwell, RioCan and Rockport amendment.  

 

Recommendation 132 states that the policies of Exempt Sites (e.g. 

Highland Farms) be revised to permit all development rights currently 

permitted by Mississauga Plan. 

 

Matters to be Dealt with by Development Applications 

 

The following comments seek to amend the draft Plan or the Port 

Credit Local Area Plan to facilitate development applications by 

seeking land use redesignations, the adjustment of character area 

boundaries, and/or site specific policies. Consequently, they should be 

dealt with through the development approval process. In the case of 

the letter from Robert Jarvis requesting a site specific deferral of the 

Plan pending a hearing by the Ontario Municipal Board, the draft Plan 

will be revised, if required, in accordance with the decision by the 

Ontario Municipal Board. 

 

• letter dated June 28, 2010, from Glenn Wellings, Wellings 

Planning Consultants Inc.; 

• letter dated June 28, 2010 from Michael Gagnon, Gagnon and 

Law, on behalf of White Elm Investments Ltd.; 

• letter dated June 28, 2010 from Michael Gagnon, Gagnon and 

Law, on behalf of Latiq Qureshi; 

• letter dated June 28, 2010 from Michael Gagnon, Gagnon and 

Law, on behalf of Azuria Group; and 

• letter dated June 28, 2010 from Robert Jarvis. 
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Matters Requiring Further Consideration 

 

Planning and Building staff reviewed the following submissions to 

Planning and Development Committee and recommend minor 

revisions to the draft Plan, as described below: 

 

• letter dated June 24, 2010 from Bruce Thom, Embee Properties; 

• letter dated June 28, 2010 from Victor Labreche, Labreche 

Patterson and Associates Inc.; and 

• letter dated June 28, 2010 from Chad B. John-Baptiste, Baif 

Developments Ltd. 

 

Planning and Building Department staff met with Bruce Thom, 

representing Embee Properties, to discuss his comments. To address 

his concerns, staff explained the proposed policies regarding drive-

through facilities, and clarified that the meaning of “encourage” is “to 

carefully consider, or take into account” the potential to mix uses on 

land designated “Mixed Use”.  If, after careful consideration, a mix of 

use is not appropriate the policies provide flexibility to respond to site 

specific circumstances. 

 

Further, is was noted that the “Mixed Use” designation of the lands at 

the south-west corner of Mavis Road and Bristol Road does not permit 

uses; namely, a service station, gas bar, car wash and garden centre, 

permitted by the zoning by-law in accordance with an Ontario 

Municipal Board settlement. These lands should be identified as a 

Special Site to permit these additional uses, as outlined in Appendix 2. 

 

Planning and Building Department staff also met with Victor 

Labreche and representatives of the restaurant industry to further 

review their comments, and recommend some minor revisions to the 

drive-through policies, as outlined in Appendix 2. It is proposed to 

remove reference to the word “exceptional” with reference to the 

circumstances where a drive-through facility would be permitted. As 

well, it is proposed to exempt existing restaurants with drive-through 

facilities in those areas where they will be prohibited by the draft Plan. 

 

Baif Development (“Baif”) notes that there is an inconsistency in the 

mapping of the boundaries of the Downtown Core. In this regard, 

Schedules 2, 9 and 10 of the draft Plan show the southerly boundary of 
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the Downtown Core as including the lands designated Residential 

High Density fronting on the south side of Webb Drive. This is 

consistent with the boundary of the Urban Growth Centre identified in 

the report titled “ Growth Plan for the Greater Golden Horseshoe –The 

Built Boundary and the Mississauga Urban Growth Centre” dated 

April 22, 2008 from the Commissioner of Planning and Building. 

 

The Downtown Core Local Area Plan Land Use Map is based on the 

existing City Centre Boundaries, and does not include the lands on the 

south side of Webb Drive. Given the intent of the Urban Growth 

Centre, the Downtown Core Local Area Plan policies and maps should 

be revised to include the lands fronting onto the south side of Webb 

Drive, consistent with the boundaries of Downtown Core in Schedule 

10 of the draft Plan. By doing so, the Downtown Core Local Area 

Plan will permit structures over or under public roadways, which will 

also address Baif’s concern that these encroachments be permitted, 

where appropriate. 

 

Baif is also concerned that the prohibition of outdoor signage for 

convenience commercial facilities within an apartment building would 

not be appropriate in the Downtown Core. Given that such signage is 

regulated by the Sign By-law, this policy, in section 11.2.5.11 c is 

outmoded and should be deleted from the draft Plan. 

 

Additional Comments Submitted after the June 28, 2010 PDC 

Meeting 

 

Specific comments have been received from the following subsequent 

to consideration of the draft Plan by Planning and Development 

Committee (Appendix 1). The comments are addressed in Appendix 2 

in the order in which the policies appear in the draft Plan. 

 

1. Letter dated June 30, 2010 from Roslyn Houser, Goodmans, on 

behalf of Wal-Mart Canada Inc.; 

2. Letter dated July 5, 2010 from Roslyn Houser, Goodmans, on 

behalf of Rockwood Mall Ltd.; 

3. Letter dated July 6, 2010 from Roslyn Houser, Goodmans, on 

behalf of Wal-Mart Canada Inc.; 

4. Letter dated July 6, 2010 from Philip Stewart, Pound and Stewart, 

on behalf of Orlando Corporation; and 

5. Letter dated July 7, 2010 from Lynda Townsend, Townsend and 
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Associates, on behalf of Solmar Development Corporation. 

Planning and Building staff recommend the following minor 

amendments to the draft Plan in response to these submissions: 

 

• amendments to the Retail policies to clarify that the expansion of 

existing retail uses on lands designated Mixed Use will be 

permitted; 

• modifications to the Downtown, Major Nodes, Community Nodes 

and Corporate Centres policies to permit single-storey additions to 

existing retail developments, where considered appropriate by 

Character Area policies; 

• amendments to the Greenbelt designation to permit electricity 

transmission and distribution facilities, if no other options are 

feasible and subject to an Environmental Assessment; 

• amendments to the Gateway Corporate policies to incorporate 

OPA 40, as approved by the Ontario Municipal Board; 

• amendments to Schedule 1b and the Neighbourhoods Map on page 

16-1 of the draft Plan to correct an error by establishing  Mavis 

Road as the boundary between the East Credit Neighbourhood and 

Gateway Employment District, consistent with the rest of the draft 

Plan; and 

• amendments to the Downtown Core Local Area Plan Land Use 

Policies to clarify that restaurants with drive-through facilities are 

not permitted. 

 

 

CONCLUSION: Subsequent to completion of the report titled “Report on Comments – 

Draft Mississauga Official Plan”, dated June 8, 2010, additional 

submissions were received. While these submissions have not resulted 

in any significant changes to the draft Plan, some minor revisions, as 

outlined in Appendix 2, are proposed. 

 

 

STRATEGIC PLAN: The Official Plan is an important tool to implement the land use 

components of the Strategic Plan. The results of the “Our Future 

Mississauga – Be part of the conversation” public consultation 

informed the preparation of the draft Plan. The policy themes of the 

draft Plan advance the strategic pillars for change, which are: 

 

Move: Developing a Transit Oriented City 

Belong: Ensuring Youth, Older Adults and New Immigrants 

Thrive 
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Connect: Complete Our Neighbourhoods 

Prosper: Cultivating Creative and Innovative Businesses 

Green: Living Green  
 

 

FINANCIAL IMPACT: Not applicable 

 

 

ATTACHMENTS: APPENDIX 1: Written Submissions Received by the Planning and 

Development Committee, June 28, 2010 

 APPENDIX 2: Response to Comments Table 

 

 

 

 

 

    Original Signed By: 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:   Ron Miller, Policy Planning Division 
 

 

K:\PLAN\POLICY\GROUP\2010 Mississauga Plan Review\Report on Comments\re Outstanding Issues Report.doc 



  

 

Appendix 1  

 

Written Submissions Received by Planning and Development Committee, June 28, 2010 

 

 1. Letter dated June 24, 2010 from Glen Broll, Partner, Glen Schnarr & Associates Inc. 

 2. Letter dated June 24, 2010 from Bruce Thom, Planner, EMBEE Properties Limited 

 3. Letter dated June 28, 2010 from Glenn J. Wellings, WELLINGS Planning Consultants 

Inc. 

 4. Letter dated June 28, 2010 from Victor Labreche, Senior Principal, Labreche Patterson 

& Associates Inc. 

 5. Letter dated June 28, 2010 from Michael Gagnon, Managing Principal Planner, Gagnon 

& Law, (on behalf of White Elm Investments Ltd.)  

 6. Letter dated June 28, 2010 from Robert E. Jarvis, Q.C., Barrister and Solicitor 

 7. Letter dated June 28, 2010 from Michael Gagnon, Managing Principal Planner, and 

Gagnon & Law (on behalf of Azuria Group) 

 8. Letter dated June 28, 2010 from Chad B. John-Baptiste, Senior Planner, Associate, 

Planning & Environmental Design, MMM Group 

 9. Letter dated June 28, 2010 from Paul Lowes, Principal, Sorensen Gravely Lowes 

Planning Associates Inc. 

 10. Letter dated June 28, 2010 from Michael Gagnon, Managing Principal Planner, Gagnon 

& Law, (on behalf of Latiq Qureshi) 

 

 

Written Submissions Received after June 28, 2010 

 

 11 Letter dated June 30, 2010 from Roslyn Houser, Goodmans, (on behalf of Wal-Mart 

Canada Inc.) 

 12. Letter dated July 5, 2010 from Roslyn Houser, Goodmans, (on behalf of Rockwood Mall 

Ltd.) 

 13. Letter dated July 6, 2010 from Roslyn Houser, Goodmans, (on behalf of Wal-Mart 

Canada Inc.) 

 14. Letter dated July 6, 2010 from Philip Stewart, Pound and Stewart Associates Ltd. 

 15. Letter dated July 7, 2010 from Lynda Townsend, Townsend and Associates 
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Appendix 2 

Response to Comments Table1 
 

RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

 

1. Introduction and Policy Context 

Lynda 

Townsend, 

Townsend and 

Associates, on 

behalf of Solmar 

Development 

Corporation 

 

4.1 Introduction 

Table 4-1 

Population and 

Employment 

Projections 

The draft Plan restates 

the population and 

employment forecasts 

used as the basis for 

OPA 95, which were 

appealed by Solmar. 

This was dealt with by 

Recommendation 7 in 

the Report on 

Comments dated June 

8, 2010, which revised 

the forecasts to be 

consistent with ROPA 

24. 

1. No action required. 

 

5. Value the Environment 

Philip Stewart, 

Pound and 

Stewart 

Associates Ltd., 

on behalf of 

Orlando 

Corporation 

 

 

 

 

5.1.11 

Introduction 

Revise to include 

reference to the Airport 

as a facility where 

sensitive land uses may 

be considered. 

The issue of sensitive 

land uses in the vicinity 

of the airport is dealt 

with in 5.9.2 Aircraft 

Noise. 

2. No action required. 

                                                 
1The draft Mississauga Official Plan is referred to as “the draft Plan”. The existing Official Plan is referred to as “Mississauga Plan” 
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RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

Planning and 

Building 

Department 

5.6 Air Quality Ministry of Environment 

air quality standards. 

Upon further review, 

recommendation 37 of 

the report titled 

“Report on Comments 

– Draft Mississauga 

Official Plan”, dated 

June 8, 2010 from the 

Commissioner of 

Planning and Building 

regarding air quality 

should be revised to 

request the Ministry of 

Environment to 

establish higher 

regulatory standards 

than currently used by 

the Ministry. 

3. That recommendation 37 of the report titled “Report on 

Comments – Draft Mississauga Official Plan”, dated June 8, 

2010 from the Commissioner of Planning and Building be 

replaced with the following: 

  

"That 5.6 of  draft Mississauga Plan be  amended by adding 

the following: 

“Mississauga encourages the Ministry of Environment to 

establish higher regulatory standards than currently used 

by the Ministry, and take into account the cumulative 

effects of emissions, and background pollutant 

concentrations prior to approving applications for 

Certificates of Approval.” 

 

 

8. Build a Desirable Urban Form 

Victor Labreche, 

Labreche 

Patterson and 

Associates Inc., 

on behalf of 

members of the 

Ontario 

Restaurant Hotel 

and Motel 

Association 

8.2.1 (as 

amended by 

Recommendation 

100, June 8, 

2010) 

The word “exceptional” 

is too broad, open to 

interpretation, and is 

redundant as this policy 

lists the requirements 

proposed drive-throughs 

would have to meet: 

 

“Zoning by-law 

amendments for new 

drive-through facilities in 

Intensification Areas will 

not be approved where 

they will interfere with 

the intended function 

and form of these 

character areas. Such 

Agreed. 4. That the additional policy contained in Recommendation 100 

to the report titled titled “Report on Comments –  Draft 

Mississauga Official Plan”, dated June 8, 2010 from the 

Commissioner of Planning and Building be revised by deleting 

the word “exceptional”. 

 

nicbis
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RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

applications may be 

considered in 

exceptional 

circumstances where 

the location, design and 

function of the drive-

through facility...” 

 

Victor Labreche, 

Labreche 

Patterson and 

Associates Inc., 

on behalf of 

members of the 

Ontario 

Restaurant Hotel 

and Motel 

Association 

8.2.1 (as 

amended by 

Recommendation 

100, June 8, 

2010) 

Suggests this policy be 

amended to indicate 

that zoning by-law 

amendments for new 

drive-through facilities 

may be required in 

certain areas and those 

areas will be established 

within the zoning by-

law. 

 

This is a zoning matter 

and need not be 

addressed in the 

Official Plan. 

5. No action required. 

Victor Labreche, 

Labreche 

Patterson and 

Associates Inc., 

on behalf of 

members of the 

Ontario 

Restaurant Hotel 

and Motel 

Association 

 

 

 

 

 

8.2.2 (as 

amended by 

Recommendation 

100, June 8, 

2010) 

Suggests that a drive- 

through be subject to 

the same requirements 

as would be applied to a 

parking lot. 

Drive-through facilities 

and parking lots have 

different functional 

requirements and 

should not be treated 

the same. 

6. No action required. 

nicbis
Text Box
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RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

 

9. Foster a Strong Economy 

Roslyn Houser, 

Goodmans on 

behalf of Wal-

Mart Canada 

Inc. 

9.4 Retail The fourth paragraph 

provides permission 

only for limited retail 

development in 

Neighbourhoods to 

service nearby 

residential populations. 

This could prevent the 

expansion of a large 

retail facility such as the 

existing Wal Mart in the 

Heartland. Requests a 

Special Site Policy that 

provides such 

permission. 

 

The intent is not to 

prevent the expansion 

of existing retail uses 

on lands designated 

Mixed Use, but to 

prevent the 

redesignation of land 

for new major retail 

uses within 

Neighbourhoods. The 

draft Plan encourages 

such uses to locate 

primarily within 

Downtown, Major 

Nodes and Community 

Nodes. The policies 

should be amended to 

clarify their intent. 

 

7. That the first sentence of the fourth paragraph of section 9.4 

be revised to read: 

 

Within Neighbourhoods, further retail commercial 

development will be directed to lands designated Mixed 

Use. Limited retail development will be permitted within 

Neighbourhoods to service nearby residential populations. 

Retail uses will be encouraged to develop in combination with 

residential and office uses. 

 

Roslyn Houser, 

Goodmans on 

behalf of Wal-

Mart Canada 

Inc. 

9.4.4 Policy 9.4.4 prohibits 

single-storey retail uses 

in Downtown, and it is 

inappropriate to 

preclude the expansion 

of Wal-Mart within 

Square One unless it 

takes the form of a 

three-storey structure. 

Policy 9.4.4 should be 

modified as height 

restrictions for 

Downtown are covered 

in policies 12.1.1.2 and 

12.1.1.3. 

Although policy 

12.1.1.2 requires a 

minimum height of 

three-storeys, policy 

12.1.1.3 provides 

criteria whereby 

building heights less 

than three-storeys may 

be permitted. 

8. That policy 9.4.4 of the draft Plan be amended as follows: 

 

9.4.4 Within the Downtown, Major Nodes, Community Nodes 

and Corporate Centres, single storey retail uses will not be 

permitted. existing single-storey retail developments will be 

encouraged to  redevelop into multi-storey mixed use 

developments. incorporate existing retail floor area into 

multi-storey mixed use developments. 
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RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

Roslyn Houser, 

Goodmans on 

behalf of 

Rockwood Mall 

Ltd. 

9.4.4 Policy 9.4.4 prohibits 

single-storey retail uses 

in Community Nodes, 

and it is inappropriate to 

preclude the expansion 

of Rockwood Mall 

unless it takes the form 

of a two-storey 

structure. 

Policy 9.4.4 should be 

modified as height 

restrictions for 

Community Nodes are 

covered in policies 

14.1.1.2 and 14.1.1.3. 

 

Although policy 

14.1.1.2 requires a 

minimum height of 

two-storeys, policy 

14.1.1.3 provides 

criteria whereby 

building heights less 

than two-storeys may 

be permitted. 

 

9. Addressed in Recommendation 7. 

 

11. General Land Use Designations 

Ontario Realty 

Corporation 

11.2.3.2 and 

11.2.3.7 

Greenbelt 

There is a need to 

permit electricity 

transmission and 

distribution facilities in 

Greenbelt, in 

accordance with the 

existing Official Plan. 

Upon further review, 

these uses may be 

permitted provided that 

there are no other 

feasible options, and an 

Environmental 

Assessment, or a 

satisfactory 

Environmental Impact 

Study is completed. 

10. 

 

 

11. 

That 11.2.3 2 of the draft Plan be amended to permit 

electricity transmission and distribution facilities. 

 

That the first sentence of 11.2.3.7 of the draft Plan be 

amended to read: 

 

Electricity transmission and distribution facilities, and 

piped services and related facilities used for water, 

wastewater and stormwater may only be permitted in 

Greenbelt if other options are not feasible provided that an 

Environmental Assessment has been completed in 

conformity with the Environmental Assessment Act or a 

satisfactory Environmental Impact Study has been approved 
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by the appropriate conservation authority, the City and other 

appropriate approval agencies. 

Philip Stewart, 

Pound and 

Stewart 

Associates Ltd., 

on behalf of 

Orlando 

Corporation 

11.2.4 Open 

Space 

 

A policy is required that 

states when a public 

park is deemed surplus 

and disposed of by the 

City, the former park will 

assume the abutting 

land use designation 

without amendment to 

the draft Plan. 

This may be 

problematic where 

there are multiple 

adjoining land uses. 

Further, given this is a 

substantial change in 

land use, the proposed 

policy would not result 

in a transparent 

planning process. 

 

12. No action required. 

Chad John-

Baptiste, MMM 

Group, on behalf 

of Baif 

Developments 

11.2.5.11 c 

Residential 

The prohibition of 

outdoor signage for 

convenience 

commercial facilities 

within an apartment 

building would not be 

appropriate in the 

Downtown Core. 

 

Given that such 

signage is regulated by 

the Sign By-law, this 

policy is outmoded and 

should be deleted from 

the draft Plan. 

13. That the draft Plan be amended by deleting policy 11.2.5.11 c. 

 

16. Neighbourhoods 

Bruce Thom, on 

behalf of Embee 

Properties 

16.8.3 East Credit 

Special Site 

Policies 

The lands designated 

Mixed Use at the south-

west corner of Mavis 

Road and Bristol Road 

should be identified as a 

Special Site to permit a 

service station, gas bar, 

car wash, and garden 

centre as additional uses 

Agreed. 14. That the lands designated Mixed Use at the south-west 

corner of Mavis Road and Bristol Road be identified as a 

Special Site to permit a service station, gas bar, car wash, and 

garden centre as additional uses. 
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in accordance with an 

Ontario Municipal Board 

settlement. 

 

 

17. Employment Areas 

Philip Stewart, 

Pound and 

Stewart 

Associates Ltd., 

on behalf of 

Orlando 

Corporation 

15.1.1.4 

Corporate 

Centres General 

This section should 

allow daycare facilities in 

freestanding buildings 

along Corridors rather 

than be in the same 

building as the principal 

use. 

Daycare facilities are 

considered community 

infrastructure and, as 

such, are permitted in 

all land use 

designations, except 

Greenbelt. Along 

Corridors in Corporate 

Centres, accessory and 

principal uses should 

be combined to result 

in a suitable built form. 

 

15. No action required. 

Philip Stewart, 

Pound and 

Stewart 

Associates Ltd., 

on behalf of 

Orlando 

Corporation 

15.3.1.2 e and f, 

15.3.3 Gateway 

Corporate  

 

 

 

7.4.7 b and d, 

Create a Multi-

Modal City, 

Parking 

These sections should 

be revised in accordance 

with OPA 40, as 

modified and approved 

by the Ontario Municipal 

Board. 

The draft Plan was 

prepared prior to the 

approval of OPA 40 and 

will be revised 

accordingly. 

 

7.4.7 b and d were not 

considered by the 

Ontario Municipal 

Board. In the event of a 

conflict between the 

Gateway Corporate 

policies and this 

16. That 15.3, Gateway Corporate of the draft Plan be revised to 

incorporate OPA 40, as approved by the Ontario Municipal 

Board. 
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section, the provisions 

of Gateway Corporate 

take precedence. 

 

Philip Stewart, 

Pound and 

Stewart 

Associates Ltd., 

on behalf of 

Orlando 

Corporation 

 

15.3.1.2 i 

Gateway 

Corporate  

This section should 

encourage, rather than 

require the integration of 

principal and accessory 

uses. 

These uses should be 

integrated within 

buildings to achieve a 

suitable built form 

along Hurontario 

Street. 

17. No action required. 

Philip Stewart, 

Pound and 

Stewart 

Associates Ltd., 

on behalf of 

Orlando 

Corporation 

 

17.1.3.1 Mixed 

Use 

The East Credit 

Character Area should 

be referenced in this 

section. 

As East Credit is not an 

Employment Area, it is 

inappropriate to 

reference the lands in 

this section. 

18. No action required. 

 

18. Special Purpose Areas 

 

Philip Stewart, 

Pound and 

Stewart 

Associates Ltd., 

on behalf of 

Orlando 

Corporation 

18.2 Toronto – 

Lester B. Pearson 

International 

Airport, Appendix 

G: Maps 2 and 3 

Questions the 

justification for 

introducing the Airport 

Influence Area as it goes 

beyond the Airport 

Zoning Regulations and 

aircraft noise contours. 

The concept of the 

Airport Influence Area 

(AIA) was requested by 

the Greater Toronto 

Airports Authority 

(GTAA) because 

development outside of 

the Airport Zoning 

Regulations and aircraft 

19. No action required. 

nicbis
Text Box
APPENDIX 2



Appendix 2 – Page    9 

RESPONDENT SECTION ISSUE COMMENTS RECOMMENDATIONS TO DRAFT MISSISSAUGA OFFICIAL PLAN 

noise contours can 

potentially impact 

communications, 

navigation and 

surveillance equipment. 

The related policies 

require only that 

applications within the 

AIA be circulated to the 

GTAA for comment 

such that a timely 

review can take place, 

concerns can be 

identified in the early 

stages of the planning 

process, and solutions 

explored. 

 

 

Schedules 

Philip Stewart, 

Pound and 

Stewart 

Associates Ltd., 

on behalf of 

Orlando 

Corporation 

Employment 

Areas map, 

Schedules 1,1b, 9 

and 10b 

The map of Employment 

Areas on page 17-1, and 

Schedules 1,1b, and 9   

do not include the lands 

west of Mavis Road, 

south of Highway 401 

as being in the Gateway 

Employment Area. 

The map of 

Employment Areas on 

page 17-1, and 

Schedules 1 and 9 

correctly depict the 

lands west of Mavis 

Road, south of 

Highway 401 as being 

in the East Credit 

Neighbourhood. The 

Neighbourhoods map 

on page 16-1 of the 

Plan, and Schedule 1b 

incorrectly show the  

20. That Schedules 1b and the Neighbourhoods map on page 16-

1 be revised to establish Mavis Road as the boundary 

between the East Credit Neighbourhood and Gateway 

Employment District. 
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lands as part of 

Gateway. 

 

Philip Stewart, 

Pound and 

Stewart 

Associates Ltd., 

on behalf of 

Orlando 

Corporation. 

Schedule 10b The lands currently 

designated Business 

Employment north of 

Matheson Boulevard, 

east of Terry Fox Way 

should be redesignated 

Mixed Use. 

 

Redesignating lands is 

outside the scope of 

the official plan review. 

21. No action required. 

Planning and 

Building 

Department 

Schedules 1, 1a 

and 4 

Upon further review, it 

was noted that although 

the Parks and Open 

Spaces system includes 

Greenbelt lands, as well 

as public and private 

open spaces, Schedule 

4 does not include all 

the lands within this 

system, and should be 

amended to do so. 

Consequently, 

Schedules 1 and 1a 

should also be amended 

to include the 

information on Schedule 

4. 

 

 

 

 

 

The proposed 

amendment is 

acceptable. 

22. That Schedules 1, 1a and 4 of the draft Plan be amended to 

include all lands within the Parks and Open Spaces system.  
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Planning and 

Building 

Department 

Schedule 4 A note should be added 

to Schedule 4 to clarify 

that the Public and 

Private Open Spaces 

identified on this 

Schedule include lands 

designated Public Open 

Space, Private Open 

Space and Greenbelt as 

shown on Schedule 10. 

 

The proposed 

amendment is 

acceptable. 

23. That Schedule 4 of the draft Plan be amended to include the 

following: 

 

The Public and Private Open Spaces identified on this 

Schedule include lands designated Public Open Space, 

Private Open Space and Greenbelt as shown on Schedule 

10. 

 

 

Planning and 

Building 

Department 

Schedules 10a, 

10 b and 10 c and 

the Land Use 

Maps in Local 

Area Plans 

 

Upon further review, it 

was noted that errors 

exist in the colours used 

to designate certain 

lands.   

The proposed 

amendment is 

acceptable. 

24. That Schedules 10a, 10 b,10 c and the Land Use Maps in 

Local Area Plans be revised to reflect the correct designations 

in Mississauga Plan. 

 

Local Area Plans 

Chad John-

Baptiste, MMM 

Group, on behalf 

of Baif 

Developments 

Downtown Core 

Local Area Land 

Use Plan 

The boundaries of the 

Downtown Core Local 

Area Land Use Plan are 

inconsistent with the 

boundaries of 

Downtown Core in 

Schedules 2, 9 and 10 

of the draft Plan. 

 

 

 

 

 

The Downtown Core 

Local Area Plan 

policies, maps and 

Schedules should be 

revised to include the 

lands fronting onto the 

south side of Webb 

Drive. 

25. That the Downtown Core Local Area Plan policies, maps and 

Schedules be revised to include the lands fronting onto the 

south side of Webb Drive. 
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Planning and 

Building 

Department 

Downtown Core 

Local Area Land 

Use Plan 

A further review of 

drive-through policies 

indicates that the 

permission for all types 

of restaurants should 

exclude those with 

drive-through facilities. 

The proposed 

amendment clarifies 

that restaurants with 

drive-through facilities 

are not permitted. 

26. 

 

 

 

 

 

 

27. 

That 4.1.1. e  of the Downtown Core Local Area Plan be 

amended as follows: 

 

Hotel and conference facilities, all types of restaurants, 

except those with drive-through facilities, and 

entertainment facilities… 

 

That 4.2.1 b of the Downtown Core Local Area Plan be 

amended as follows: 

 

All types of restaurants, except those with drive-through 

facilities. 

Victor Labreche, 

Labreche 

Patterson and 

Associates Inc., 

on behalf of 

members of the 

Ontario 

Restaurant Hotel 

and  Motel 

Association 

 

Appendix A: 

Exempt Sites 

Request site specific 

policies to recognize 

existing restaurants with 

drive-through facilities in 

areas where they will be 

prohibited in the draft 

Plan. 

Agreed. 28. That the draft Plan and Local Area Plans be amended to 

exempt existing restaurants with drive-through facilities in 

areas where they will be prohibited. 
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