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DATE: June 3, 2014 

TO: Chair and Members of Planning and Development Committee 
Meeting Date:  June 23, 2014 

FROM: Edward R. Sajecki 
Commissioner of Planning and Building 

SUBJECT: Proposed Amendments to Mississauga Official Plan for the 
Gateway Corporate Centre Character Area - Report on 
Comments 
Ward 5 

 
 
RECOMMENDATION: That the amendments to Mississauga Official Plan proposed in the 

report titled “Proposed Amendments to Mississauga Official Plan for 
the Gateway Corporate Centre Character Area – Report on 
Comments”, dated June 3, 2014, from the Commissioner of Planning 
and Building, be approved. 
 

 
REPORT 
HIGHLIGHTS: 

• The preliminary engineering design for the Hurontario Light Rail 
Transit project is complete and the Transit Project Assessment 
Process (TPAP) is scheduled to be completed by August 2014; 

• Responses are provided to comments received on the proposed land 
use designations and policy changes that will establish a land use 
framework to support light rail transit on the Hurontario Corridor;  
and 

• The following key issues identified through the public consultation 
process are addressed: 
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o the vision for the Hurontario Corridor; 
o the need for additional road network; 
o office development and absorption rates; 
o the urban design vision;  
o parking standards;  
o existing uses; and 
o delineation between Office and Business Employment lands.   

  

 
 

BACKGROUND: 
 

On October 15, 2012, a public meeting of the Planning and Development 
Committee was held to consider proposed amendments to Mississauga 
Official Plan for the Gateway Corporate Centre Character Area to 
implement the findings of the Hurontario/Main Street Corridor Master 
Plan.  The following link can be used to view the report titled “Proposed 
Amendments to Mississauga Official Plan (2011) for the Gateway 
Corporate Centre Character Area” dated September 25, 2012: 
http://www5.mississauga.ca/agendas/planning/2012/10_15_12/Item2Gateway.pdf 

 
Several landowners attended the meeting and/or submitted 
correspondence expressing concern with the proposed official plan 
amendments as presented.  Appendix 1 is a Response to Comments 
Table outlining the concerns noted by landowners and the staff response 
to each concern.  Appendix 2 is a compilation of the proposed changes to 
the policies of Mississauga Official Plan.  It includes the 
recommendations proposed in the report presented to the public on 
October 15, 2012, as further amended by the recommendations contained 
in this report.  The Gateway Character Policies have been amended since 
the October 15, 2012 public meeting. Appendix 2 reflects these 
amendments and minor wording and numbering changes that do not alter 
the intent of the policies. Appendix 3 is an excerpt from the minutes of 
the October 15, 2012 Planning and Development Committee meeting.  
Appendix 4 contains all written correspondence received regarding the 
proposed amendments. 

 
Subsequent to the October 15, 2012 public meeting, staff met with 
various landowners to get a better understanding of their concerns.  This 
report provides responses to the comments received and recommends 
approval of a new land use framework for the Gateway Corporate Centre 
Character Area.   

http://www5.mississauga.ca/agendas/planning/2012/10_15_12/Item2Gateway.pdf
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The Transit Project Assessment Process (TPAP) for the Hurontario Light 
Rail Transit Project was initiated on February 19, 2014.  This is the 
culmination of the preliminary engineering design work for light rail 
transit from Port Credit to Downtown Brampton that commenced in 
2011.  This work has identified the proposed station locations and the 
location for the maintenance facility.  Approval from the Minister of the 
Environment is anticipated in late summer 2014.   
 
A report recommending amendments to Mississauga Official Plan to 
identify the transit station locations on the Hurontario Corridor was 
presented to Planning and Development Committee on April 14, 2014 
and the statutory public meeting was held on June 2, 2014.  Identification 
of the transit station locations along with the land use framework for the 
Gateway Corporate Centre Character Area proposed by this report will 
ensure that the City is positioned to move forward on the Hurontario 
Light Rail Transit project. 
 

   
COMMENTS: The proposed amendments to Mississauga Official Plan presented in 

October 2012 were as follows: 
 
• identify the Hurontario Street Intensification Corridor; 
• establish a new land use framework for the Gateway Corporate 

Centre Character Area; 
• identify additional road network requirements in the Gateway 

Corporate Centre; 
• identify transit station locations; 
• redesignate lands from Business Employment to Office along 

the frontage of the Hurontario Corridor and at major transit 
station locations; and 

• prohibit land extensive, automobile dependent uses from 
fronting onto the Hurontario Corridor. 
 

Key issues identified through the public consultation process are 
discussed below. 
 
1. Vision for Hurontario Corridor  

 
The vision for the Hurontario Corridor is to create: 

 



  CD.03.GAT 
Planning and Development Committee - 4 - June 3, 2014 
   

 
• a comfortable and convenient rapid transit service; 
• a beautiful street with attractive places and vibrant economic 

activity; and 
• new development customized to the varying and distinct nature 

of each existing community and sensitive to adjacent stable 
residential neighbourhoods. 

 
Orlando Corporation questioned Hurontario Street being referred to 
as Mississauga’s University Avenue in the rationale supporting the 
proposed Official Plan Amendments.  They assert that this analogy 
overstates the street’s potential for the following reasons: 
 
• the two streets are vastly different in length; 
• densities and the intensity of uses are starkly different; and,  
• there can never be a true mix of uses on Hurontario Street given 

the land use restrictions dictated by the Airport Operating Area. 
 
The reference to Hurontario Street being Mississauga’s University 
Avenue has been used over the years as an example of what 
Hurontario Street can become.  This reference is not in Mississauga 
Official Plan.  The comparison has been made to convey the 
concept of a grand boulevard as an entrance to the City and link to 
the Downtown. This concept is a longstanding goal and the addition 
of light rail transit enhances the importance of Hurontario Street.  
While Hurontario will never compare directly with University 
Avenue in terms of length, densities and mix of uses, it is intended 
to serve a similar role and as such, it is important that the land uses 
and the design of the Hurontario Corridor reflects its role. 
 
It is intended that the Gateway Corporate Centre portion of 
Hurontario Street become a prestigious office location within 
Mississauga and the GTA with office concentrations along the 
Corridor, particularly at major transit stations.     
 
A complete mix of uses (commercial, residential, employment) on 
Hurontario Street within the Gateway Corporate Centre is not 
possible due to its location within the Airport Operating Area.  
Sensitive land uses such as residential, schools and nursing homes 
are prohibited from locating in the area because of airport noise. 
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However, the Hurontario Corridor as a whole, from Port Credit to 
Highway 407, will achieve a complete mix of uses. 
 
2. Additional Road Network 
 
Some stakeholders questioned the City’s rationale for introducing 
additional roads in the Gateway Corporate Centre Character Area.  
One of the key principles of Mississauga Official Plan is to create a 
fine-grained system of streets throughout the City to improve 
overall connectivity.  It is particularly important adjacent to the 
Hurontario Street Corridor to support light rail transit and in this 
context, in Gateway Corporate Centre.  Additional roads will: 
 
• create multiple routing and turning options that will distribute 

vehicles and goods and services traffic through the parallel road 
network;  

• provide additional access points for properties on the Hurontario 
Corridor as there will be limited direct access onto Hurontario 
Street;  

• provide pedestrians and cyclists a greater variety of routes 
providing improved connection and accessibility within the area 
and the surrounding areas as well as to the proposed light rail 
transit network; and 

• support the urban form vision along the Hurontario Corridor. 
 
As the official plan policies for other sections of the Hurontario 
Corridor are reviewed in the context of supporting light rail transit, 
additional road network will be considered and recommended as 
appropriate. 
 
3. Office Development and Historic Office Absorption Rates 
 
Orlando Corporation states that the amount of office space being 
designated in the Gateway Corporate Centre is not attainable or 
sustainable.  It is asserted that the amount of land proposed to be 
designated for office does not reflect the City’s historic office 
absorption rates nor does it adequately account for planned and 
forecasted office growth, and will result in supply exceeding 
demand in the context of the overall GTA office market.   
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The office designations proposed for the Gateway Corporate Centre 
represent long-term capacity for office development and recognize 
that sites may develop in a variety of built forms and evolve over 
time.  Some sites may be built at the minimum height of three 
storeys, while others may develop at greater heights.  At first, on-
site parking may be provided at grade, but as landowners 
contemplate redevelopment or intensification of their sites, 
structured parking may be provided.  It is expected that initially, 
office densities will be relatively low but will increase when light 
rail transit is built and land values increase. 
 
The Province’s Growth Plan has been updated through Amendment 
2 to include population and employment forecasts to 2041. The 
Provincial Policy Statement (2005 and 2014) allows planning for 
infrastructure, including transit, beyond a 20 year timeframe. To 
appropriately plan for light rail transit, it is imperative that the land 
uses support the infrastructure investments that are being made.  
 
4. Urban Design Vision 

 
A number of stakeholders questioned the urban design vision for the 
Gateway Corporate Centre and the proposed block structure shown 
on the preliminary public realm plan.  The vision for the Gateway 
Corporate Centre is for the area to transform into a series of vibrant, 
new office employment nodes integrated with the light rail transit 
stations.  These nodes will connect adjacent areas to the transit 
stations.  Urban public spaces will define each node and will be a  
place where employees and visitors to the area can access various 
amenities.  The public realm plan sets out the principles for 
pedestrian-friendly places including how buildings interface with 
the street.  
 
Further refinements to both the public realm plan and the built form 
standards are being made to reflect the preliminary engineering 
work that has been prepared for light rail transit and other ongoing 
initiatives.  This work will be presented at a later date to provide 
further direction on the implementation of the Gateway Corporate 
Centre Character Area policies of Mississauga Official Plan.  
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5. On-Site Parking and Reduced Parking Standards 
 
A comment was received that all parking should be provided below 
grade and that the City should be working towards reduced parking 
standards.   
 
At the present time, most office buildings in the Gateway Corporate 
Centre have at-grade parking.  The current economics of 
development does not support underground parking.  However, as 
land values increase and a finer-grained network of streets and 
blocks is introduced, it is anticipated that parking will have to be 
accommodated either underground or in above-grade structures 
based on reduced block sizes.   
 
Once light rail transit is built, greater opportunities to reduce 
parking standards will exist.  People will have more choice in how 
they get to and from work.  Currently, many office developers are 
providing parking at a higher rate than required by the 
Mississauga’s Zoning By-law.  A city-wide review of parking 
standards with a focus on areas identified for intensification is 
scheduled to commence in 2015.   
 
6.   Existing Uses 

 
The proposed amendments to Mississauga Official Plan will result 
in a number of uses that will no longer conform to the vision for the 
area and become legal non-conforming.  Several landowners 
expressed concern that this would be a hardship for uses that are 
currently operating in the Hurontario Corridor.   
 
The realization of the vision for the Gateway Corporate Centre 
Character Area will take a considerable amount of time.  While 
existing uses that do not meet this vision should eventually 
redevelop in accordance with the vision, allowing uses to continue 
as they exist on the day that the proposed amendments come into 
effect is a reasonable transition strategy.   
 
It is also reasonable to allow limited expansions to existing uses on 
a site specific basis depending on the proposed use, its location  
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along the Hurontario Corridor and proximity to a major transit 
station. 
 
It is recommended that a new policy be added that recognizes uses 
that legally exist on the date the proposed amendment comes into 
effect. These uses would become legal conforming. It is anticipated 
that over time, these uses will be redeveloped in keeping with the 
vision for the Gateway Corporate Centre Character Area. 
 
One such existing use is Highland Farms, a 5.6 hectare (13.8 acre) 
retail commercial property located at the northeast corner of 
Matheson Boulevard East and Hurontario Street.  The use is legally 
permitted on lands designated Business Employment through an 
exempt site policy which allows commercial uses. 
 
It was proposed that the lands be redesignated to Office and that the 
exempt site policy be removed, resulting in the existing Highland 
Farms use becoming legal non-conforming. While staff continue to 
recommend that the site be redesignated to Office, retention of the 
exempt site policy with some modifications is now proposed that 
will: 
 
• allow existing as well as new commercial uses; 
• allow for the limited expansion of the existing use; and, 
• recognize the proposed road network when the site redevelops.  
 
This would make the existing use legal conforming and allow for 
additional development.  However, sensitive land uses including 
residential are not permitted to be developed as the site is within the 
Airport Operating Area.  When the site redevelops, the proposed 
policies will require development to be in accordance with the 
vision for the Hurontario Corridor.   
 
7. Delineation Between Office and Business Employment  

 
The property owner at 50 Admiral Boulevard (Flo Components 
Ltd.) expressed concern with the proposal to redesignate his lands 
from Business Employment to Office.  The property is located on 
the south side of Admiral Boulevard, east of Hurontario Street.  The 
intent of the proposed policies is to redesignate the frontage lands 
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along Hurontario Street and lands surrounding the proposed transit 
station at Derry Road to Office.  It is recommended that lands 
further east along Admiral Boulevard, including the Flo 
Components Ltd. lands, remain designated Business Employment.   
 
It is also recommended that the proposed road that is intended to 
bisect this block (north/south) be moved to the western property line 
of Flo Components in order to be aligned with the rear property line 
of the lot fronting Hurontario Street.   

  
 
STRATEGIC PLAN: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

 
The proposed amendments to Mississauga Official Plan for the 
Gateway Corporate Centre Character Area support the following 
Strategic Pillars, goals and actions contained in the City’s Strategic 
Plan: 
 
MOVE: Developing a Transit Oriented City 
• Connect our City 

o Action 5:  Promote alternatives to the automobile along 
 major corridors 

o Action 9: Improve the transportation network for 
 pedestrians, cyclists and automobiles 
o Action 10: Encourage walking by establishing maximum 
 block sizes 

• Build a Reliable and Convenient System 
o Action 13: Establish transit stops within a 10-minute walk 

• Direct Growth 
o Action 18: Require development standards for mixed-use  
 development to support transit 
o Action 19: Accelerate the creation of higher-order transit  
 Infrastructure 
 

PROSPER: Cultivating Creative and Innovative Businesses 
• Attract Innovative Business 

o Action 4: Develop knowledge-based industries 
• Meet Employment Needs 

o Action 6: Cultivate and nurture the business environment 
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FINANCIAL IMPACT: 
 
CONCLUSION: 

Not applicable. 
 
Establishment of a new land use framework for the Gateway 
Corporate Centre Character Area in support of the introduction of 
light rail transit to the Hurontario Corridor, is a significant city 
building initiative.  Rapid transit with the proposed land use 
designations and policies aligns with the Province’s Growth Plan, 
Metrolinx’s Regional Transportation Plan (The Big Move), and 
Mississauga’s Strategic Plan. 

 
ATTACHMENTS: 

 
Appendix 1: 

 
Response to Comments Table  

 Appendix 2: 
 
 

Appendix 3: 

Compilation of Proposed Amendments to Mississauga 
Official Plan (Sections 5.4 Corridors and 15.3 
Gateway Corporate) 
Record of Oral Submissions: Excerpt of Minutes of 
Planning and Development Committee Meeting, 
October 15, 2012 

 Appendix 4: Record of Written Correspondence 
 

   
 
 

  

   
   

 

Edward R. Sajecki 
Commissioner of Planning and Building 

 
Prepared By:   Karen Crouse, Policy Planner 
  

K:\PLAN\POLICY\GROUP\2014 Hurontario LRT\Gateway\ReportonComments_June3-2014_3.doc 
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