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1 Introduction 
IBI Group has prepared this Planning Justification Report on behalf of P&S Ramlochan Property 
Inc., the owners of the property municipally known as 2444 Hurontario Street in the City of 
Mississauga (the “subject site”). The owner is proposing a high-rise residential development 
including live-work units on the subject site. 

Applications for an Official Plan Amendment and Zoning By-law Amendment have been submitted 
to the City of Mississauga to permit the proposed development. The applications and supporting 
materials are submitted in accordance with the Submission Requirements Checklist received from 
the June 19, 2019 DARC meeting with City of Mississauga staff. The submission is intended to 
constitute a complete application as described in Section 22(4) and Section 34(10) of the Planning 
Act. 

This report provides the planning rationale in support of the Official Plan Amendment and Zoning 
By-law Amendment applications in the context of the applicable Provincial, Regional and 
Municipal land use planning policies, and provides a basis for the advancement of the applications 
through the planning approvals process.  

It is recognized that Site Plan Approval and Draft Plan of Condominium applications will be 
required to fully implement the proposed development. These applications will be submitted under 
separate cover at the appropriate time in the planning process. 

2 Site Description & Context 
2.1 Description of Subject Site 
The subject site is located on the west side of Hurontario Street, between Dundas Street and 
Queensway West in the City of Mississauga, at 2444 Hurontario Street. It is legally described as: 

LOT 48 REGISTERED PLAN 500 AND PART OF LOT 16, CONCESSION 1 SOUTH OF DUNDAS 
STREET CITY OF MISSISSAUGA REGIONAL MUNICIPALITY OF PEEL.  

The site is generally rectangular in shape and is approximately 0.17 hectares (0.42 acres) in area 
with 25.08 metres of frontage along Hurontario Street and 58.95 metres of frontage along 
Floradale Drive. One driveway access to the site is provided from Floradale Drive, and pedestrian 
access is provided at Hurontario Street. The site is currently occupied by a partially vacant 4-
storey medical office building with surface parking at the rear of the property, as well as one level 
of below grade parking. 

The site topography contains a rise of over 1 metre between the sidewalk elevation and the 
finished floor elevation (FFE) of the existing building. This difference in elevation is treated through 
a small retaining wall along Hurontario Street, as well as a slope up to the building entrances that 
is predominantly sod, with a ramp and steps leading to the building entrances. The current site 
topography and FFE do not encourage an activated street edge. There are a series of small shrubs 
surrounding the building on site, as well as one tree along the Floradale Drive frontage at the west 
side of the site. 

On August 13, 2019, Metrolinx registered Plan of Expropriation No. PR3522227 to expropriate a 
3.0 sq. metres triangle of the subject site at the corner of Hurontario Street and Floradale Drive.  
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Figure 1: Air Photo of Subject Site 

 
Figure 2: Southeast View of Subject Site from Floradale Drive 
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Figure 3: Southwest View from Hurontario Street 

 
Figure 4: View of Site Parking Lot from Driveway 
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Figure 5: East View from Floradale Drive 

 

2.2 Regional & Neighbourhood Context 
The subject site is located in the Cooksville neighbourhood of the City of Mississauga, within the 
City’s downtown, specifically the Downtown Hospital Character Area. The site is located directly 
on Hurontario Street, which is considered a major intensification corridor in the City, and is 
experiencing substantial change and growth in anticipation of the future Hurontario LRT.  

The area surrounding the subject site consists of a range of land uses, including mid- and high-
rise residential, low-rise residential, commercial and office uses. High-rise apartment buildings 
can be found on Hurontario Street, including a 22-storey tower directly adjacent to the subject site, 
as well as along Paisley Blvd to the south of the subject site. In the broader context of the 
Cooksville area, notable uses include the Cooksville GO Station to the north of the subject site 
and Trillium Health Partners – Mississauga Hospital to the south. Specific uses immediately 
surrounding the subject site include: 

North:  Commercial strip plaza comprising retail uses, restaurants and other services. 

South:  22-storey apartment building is located directly to the south, with a cluster of apartment 
buildings ranging in height from 7-storeys to 14-storeys located further to the south and 
southeast. 

East:   A 13-storey apartment building is located on the east side of Hurontario Street, along with 
a series of dated 3-storey walk-up apartment buildings. 

West:  Established 1- and 2-storey dwellings are located to the west, as well as the Cooksville 
United Church and Royal Montessori School. 

  



IBI GROUP PLANNING JUSTIFICATION REPORT 
2444 HURONTARIO STREET, MISSISSAUGA 
Prepared for  P&S Ramlochan Property Inc.  

 
 

5 
 
 

Figure 6: Surrounding Context 

 

2.3 Transportation & Public Transit 
The proposed development fronts onto Hurontario Street, approximately halfway between Dundas 
Street and Queensway West. As a major transportation spine throughout the City and Region, 
Hurontario Street provides a range of vehicle, transit and cycling infrastructure to serve the 
proposed development. 
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Road Network 

Hurontario Street is identified as an Arterial road by the City of Mississauga Official Plan. The 
planned right-of-way for the section of Hurontario Street in which the subject site is located is 35 
metres. Floradale Street is a local road not identified on the City’s Long Term Road Network 
schedule. Hurontario Street connects to Dundas Street West, which is another Arterial road with 
an ultimate right-of-way of 35 metres. 

The subject site is located approximately 1.3 kilometres north of the Queen Elizabeth Way (QEW), 
with direct access from Hurontario Street. The site is also approximately 3.6 kilometres south of 
Highway 403, which can also be accessed from Hurontario Street. Both of these highways are 
part of the provincially operated 400 series network that provides connections to other highways 
within the Greater Toronto Area (GTA).  

Figure 7: Long Term Road Network (City of Mississauga Official Plan) 

 
Public Transportation 

Hurontario Street is a designated intensification corridor and higher order transit corridor. The City 
of Mississauga has outlined a long-term transit network in the Official Plan that will increase the 
accessibility and connectivity of the City, as well as influence future intensification in specific 
locations. Specifically, the higher order transit planned along Hurontario Street and Dundas Street 
will allow for an increased level of intensification that would not be appropriate along other 
corridors.  

The subject site is located approximately 480 metres from the future Dundas LRT stop to the north 
and approximately 500 metres from the future Queensway stop to the south. As such, the subject 
site falls within the definition of a Major Transit Station Area (MTSA) for both the Dundas and 
Queensway LRT stops. The future 18 kilometre, 19-stop LRT line is expected to be completed by 
the fall of 2024. The Hurontario LRT and future Bus Rapid Transit (BRT) along Dundas Street will 
result in the intersection of Dundas and Hurontario as a Mobility Hub and will guide future growth 
and intensification along the corridors. 
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The Cooksville GO Station is located approximately 900m from the subject site. Cooksville GO 
Station is a part of the Milton Line, which provides weekday train service and everyday bus service. 
The station is currently under construction, which will result in a new parking structure, pedestrian 
bridge, station building, tunnels and additional amenities. Cooksville GO Station has also been 
identified in Metrolinx’s Station Access Plan (SAP) as having a high development potential. This 
may result in several of the adjacent properties, including the existing surface level parking being 
redeveloped. 

Figure 8: Future Transit Stations in Proximity to 2444 Hurontario St 

 
Figure 9: Long Term Transit Network (City of Mississauga Official Plan) 
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The present transit context includes various bus lines which serve the subject site, as shown in 
Table 1 below. It is serviced by bus route 103 and bus route 2 along Hurontario Street, which 
allows connections for bus routes 4 and 28, as well as bus routes 1, 1C, 101 and 101A along 
Dundas Street. 

Table 1: Existing Transit Service 
TRANSIT SERVICE TYPE ROUTE NUMBER/LINE ACCESS 

Cooksville GO Milton Line West Side of Hurontario St, 
North of Dundas St 

MiExpress Route All Day 
Service 103 Hurontario St at Paisley Blvd 

MiExpress Route All Day 
Service 101, 101A Dundas St at Hurontario St 

MiWay Regular Route 2 Hurontario St at Floradale Dr 

MiWay Regular Route 4 Hurontario St at Floradale Dr 

MiWay Regular Route 1, 1C Dundas St  at Hurontario St 

Active Transportation 
There is an existing cycling network, which consists of Bicycle Lanes, Signed Bike Routes and 
Multi-Use Trails. The current network leads north to Cooksville GO Station and connects to nearby 
neighbourhoods and open space systems. Future cycling networks are planned along Hurontario 
Street and Dundas Street upon the implementation of higher order transit for both corridors. 

Figure 10: Long Term Cycling Routes (City of Mississauga Official Plan) 

 



IBI GROUP PLANNING JUSTIFICATION REPORT 
2444 HURONTARIO STREET, MISSISSAUGA 
Prepared for  P&S Ramlochan Property Inc.  

 
 

9 
 
 

The future Hurontario corridor will be easier and more accessible to traverse by foot, bicycle and 
transit. This will impact the modal split of the area, as residents and visitors will choose other 
modes of transportation aside from a personal vehicle. 

2.4 Surrounding Development Applications 
Given the transitioning nature of Cooksville and future Hurontario LRT, there have been a 
considerable amount of development proposals surrounding the subject site, ranging in type and 
scale. Table 2 below provides an overview of current development applications in the vicinity of 
the subject site.  

Table 2: Surrounding Development Applications 

# ADDRESS TYPE OF 
APPLICATION STATUS DESCRIPTION 

1 2475 Hurontario 
Street 

Site Plan 
Application Approved 6 storey, 80-unit rental 

apartment building 

2 86-90 Dundas 
Street East Rezoning Application in 

Process 

16 storey mixed use building 
with 334 residential units and 
324 sq. m of ground floor 
commercial 

3 
3016, 3020, 3026, 
3032 and 3034 
Kirwin Avenue 

Rezoning Application in 
Process 

64 stacked back-to-back 
townhouses on a private 
condominium road 

4 3065 Jaguar 
Valley Drive Condominium Application in 

Process 
21 Apt unit standard condo 
conversion 

5 2487 Camilla 
Road Site Plan Withheld 2 storey infill dwelling on 

vacant land 

6 2356 Camilla 
Road Site Plan Withheld 

Extension of Mateo Place for 
three parcels of tied land 
(single detached dwellings) on 
a CEC road. 

7 
2265, 2277 and 
2281 Camilla 
Road 

Rezoning Application In 
process 

To permit the continued use of 
the existing warehouse, 
seasonal growing area and 
accessory residential unit 

8 
85-95 Dundas 
street west, 98 
Agnes Street 

Rezoning Application in 
Process 

16 storey mixed use 
residential and commercial 
building 

9 
2560 and 2564 
Confederation 
Parkway 

Rezoning Application in 
Process 4 live-work townhouse units 

10 
2476 and 2482 
Confederation 
Parkway 

Rezoning Application in 
Process Two semi-detached dwellings 

11 150 Paisley 
Boulevard West Site Plan Approved 3-storey stacked townhouses 

(28 rental units) 

12 2512, 2522, and 
2532 Argyle Road Rezoning Withheld  

101 back to back stacked 
townhouse units within 4 
blocks on a private road 

13 227 and 233 
Queensway West Subdivision Draft 

Approved 
Subdividing two residential lots 
into eight single residential lots 
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3 Proposed Development 
3.1 Vision & Objectives 
The proposal envisions an architecturally unique high-rise residential development that considers 
the long-range growth and revitalization of the Hurontario intensification corridor. The future 
Hurontario LRT demands transit supportive densities and diverse housing options to support and 
capitalize on the significant transit investment. The proposed high-rise residential building with 
flexible live work units at grade is reflective of the transitional nature of the corridor by providing 
an attractive compact urban form to support the future LRT and liven the public realm. 

Located within 500 metres of both the future Dundas and Queensway LRT stops, the proposal is 
envisioned to be a catalyst for the future build out of the Hurontario intensification corridor, by 
providing a development that is urban and inspiring to the transforming corridor. The proposed 
development will inject a distinct architectural character and sense of place to the corridor. 

Focusing high-rise development directly on the Hurontario intensification corridor allows 
opportunity to provide transitional areas moving away from the corridor and into stable low-rise 
residential areas. Provide transitional space through incorporating live-work units along Hurontario 
that have been specifically designed to transition into active commercial frontages, the proposed 
development is table to respond to the surrounding conditions and market. 

Key objectives of the proposed development that align with Provincial, Regional and Municipal 
objectives include: 

• Supporting transit investment through built form and density; 

• Directing growth to key intensification areas with access to higher-order transit; 

• Planning for compact development to maximize utilization of land and existing 
infrastructure; 

• Place-making to contribute to a high-quality corridor where people can live, work and play; 

• Protecting stable neighbourhoods;  

• Activating main streets to provide for a lively public realm. 

3.2 Description of Development Proposal 
The development proposal contemplates a redevelopment of the subject site for a 31-storey mixed 
use building. The proposed building comprises a residential condominium with a flexible ground 
floor use. Based on preliminary market analysis conducted by Altus Group, the current market 
conditions of the corridor cannot support active retail uses at this time along Hurontario Street. As 
such, three (3) double height live/work units are proposed at the ground level fronting Hurontario 
Street, designed in terms of floor height clearance and façades to be converted for retail or 
commercial functions upon the completion of the Hurontario LRT, once the corridor can support 
the use. 

Built Form and Density  

The proposed development is a total of 31-storeys (93.50m) in height with six (6) levels of 
underground parking. The building is comprised of a four-storey podium with a 27-storey tower, 
and steps down to transition to the adjacent low-rise residential development. A total of 215 units 
comprised of a mix of 1 bedroom, 1+1 bedroom, 2 bedrooms, 2+1 bedrooms, and live-work units 
are proposed. The proposed gross floor area of the development is 17,520.01 sq. metres, for a 
total floor space index (FSI) of 10.25. Table 3 below outlines the key development statistics for 
the proposed development. 
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Table 3: Proposed Development Statistics  
PROPOSED DEVELOPMENT STATISTICS  
Site Statistics 
Lot Area 1,707m2  
Lot Frontage 25.08m  
Development Statistics 
Gross Floor Area (GFA) 17,520.01m2 
Floor Space Index (FSI) 10.25 

Building Height 31 storeys 
93.50m (not incl. mech. floors) 

Number of Units 

1 Bedroom 35 
1+1 Bedroom 88 
2 Bedroom 57 
2+1 Bedroom 32 
Live/Work 3 
Total 215 units / 304 bedrooms 

Setbacks 

Front Yard 4.49m 
Exterior Side Yard 2.74m 
Interior Side Yard 3.30m 
Rear Yard 6.52m 

Outdoor Play Area 284.6m2 
Proposed Building Footprint 899m2 (52.66%) 
Landscaped Area (Softscaping)  199m2 (11.66%)  
Hardscape/Sidewalk 609m2 (35.68%) 
Parking Statistics 

Number of Spaces 

Resident 148  
Visitor 32  
Barrier Free 2  
Bicycle Parking 220 

 
Parking and Access 

The proposed development is accessed by a one-way ingress driveway from Floradale Drive, with 
a separate one-way egress. The driveway provides access to one ramp to the underground 
parking garage, which contains six (6) levels of parking with a total of 180 spaces, 148 for residents 
and 32 for visitors. The underground parking floors also contain 220 bicycle parking spaces and 
168 lockers.  

Landscaping and Amenity  

The proposed Hurontario streetscape includes street trees, planters, benches and pavers. The 
development also includes a landscaped amenity area at the rear of the subject site, abutting the 
low-rise residential to the west, containing 199 sq. metres of softscaping area. The building 
features a 5th floor amenity terrace, which includes a tot lot, play area and an outdoor 
kitchen/dining area, and is accessed through an interior multi-purpose room on the 5th floor. The 
site contains a walkway system to link various landscaped and amenity areas throughout the site. 
The fifth floor also includes a gym and theatre room.  
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Figure 11: Proposed Site Plan, prepared by Arta Architects 
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Figure 12: Proposed Landscape Plan, prepared by Schollen & Company Inc. 
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4 Supporting Studies 
4.1 Transportation Impact Study 
IBI Group was retained by P&S Ramlochan Property Inc. to undertake a Transportation Impact 
Study (TIS) for the proposed development. The purpose of the study was to analyze the impact 
that the proposed development may have on the surrounding transportation network. The report 
takes into consideration future road configuration (including the future Hurontario LRT), 
background traffic growth, and other proposed developments in the area. The study also examines 
the location of the proposed site accesses, as well as the appropriateness of the proposed parking 
supply. 

The TIS concludes that the Hurontario Light Rail Transit (LRT) project is likely to have a 
transformative impact on the corridor, but may have negative impacts on vehicle operations in 
comparison to existing conditions. Since the need for the LRT is well-established and is needed 
to avoid negative economic, environmental and societal impacts of automobile congestion, the 
additional delay to motor vehicles resulting from the LRT’s construction does not outweigh the 
transit service’s benefits. 

The proposed development’s contribution to future traffic volumes is very small, and this is 
reflected in the very minor changes between the traffic operations results of the respective future 
background and future total traffic scenarios. This suggests that the proposed development will 
have a very minor impact on the transportation network. 

Based on a review of the City of Mississauga Zoning By-law (ZBL) requirements, a ZBL deficiency 
of up to 160 parking spaces is anticipated. The subject site is located along the future Hurontario 
LRT services as well as a short distance to the proposed Dundas Connects bus rapid transit 
service, both of which will contribute to drastically reduced parking demand from future residents. 
As such, the current zoning by-law requirements may undermine the sustainable transportation 
objectives of the LRT project. 

In order to inform the future parking supply for the proposed development, parking utilization 
studies were conducted at 208 Enfield Place, a comparable residential development along the 
Hurontario corridor in the City of Mississauga. While a peak residential parking demand of 0.88 
resident parking spaces per unit was observed, residents of 208 Enfield Place established their 
mobility choices well before funding for the Hurontario LRT was secured. If a 24% parking 
reduction were applied, consistent with the reduction specified in the Region of Waterloo 
Transportation Demand Management (TDM) Checklist and Parking Management Worksheet for 
sites within 800 m of a rapid transit station, then observed peak parking demand would be 0.67 
resident parking spaces per unit. This is less than the proposed residential parking supply of 0.69 
spaces per unit at 2444 Hurontario Street, suggesting that the proposed parking supply of 0.84 
spaces per unit is sufficient to accommodate anticipated demand. 

4.2 Functional Servicing and Stormwater Management Report 
IBI Group prepared a Functional Servicing and Stormwater Management Report in support of the 
proposed applications. The report was prepared to evaluate the supply and distribution of 
municipal water to ensure it meets domestic and fire flow needs, confirm sanitary servicing 
capacity to accommodate sanitary flows, and evaluate stormwater management by managing 
anticipated stormwater runoff, designing methods for attenuation and treatment of stormwater 
runoff, and providing on-site control measures. 

The subject site is situated in an area containing well developed municipal infrastructure 
comprising municipal roads, services and utilities. The report offers the following conclusions 
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respecting water, sanitary and storm servicing, and recommends that the proposed development 
be services based on the drawings provided.  

Water Servicing 

• The proposed development will be serviced from the existing 300mm watermain on 
Hurontario Street. 

• A proposed 200mm connection will service the proposed development. 

• A proposed 100mm diameter domestic service will branch from the proposed 200mm 
service connection to service the site. 

• A Siamese connection will be provided within 45m of an existing fire hydrant to meet 
requirements for fire protection. 

• The anticipated domestic water demand for the site is approximately 5.53 L/s (under 
maximum hourly demand). 

• The anticipated fire flow demand for the site is calculated at 66.7 L/s. 

Sanitary Servicing 

• The proposed 200mm diameter sanitary service connection is to the existing 300mm 
diameter sanitary sewer in Floradale. 

• The anticipated post-development sanitary design flow from this development is 13 l/s. 

Storm Servicing 

• Stormwater quality and quantity requirements will be addressed via the proposed design. 

4.3 Environmental Noise and Vibration Assessment 
SLR Consulting (Canada) Ltd. (SLR) was retained by P&S Ramlochan Property Inc. to assess the 
potential for noise impacts on and from the proposed development. Impacts of the environment 
on the development, the development on the surrounding area and the development on itself were 
considered. The assessment reached the following overall conclusions: 

• Impacts of the environment on the proposed development are expected to meet the 
applicable guideline limits. Ventilation and warning clause requirements were detailed in 
Part 1 of the report. 

• Impacts of the proposed development are expected to meet the applicable guideline 
limits, and can be adequately controlled by following the design guidance outlined Part 2 
of the report. 

• Impacts of the proposed development on itself can be adequately controlled by following 
the design guidance outlined in Part 3 of the report. 

• As generic room dimensions were applied in the assessment, the final acoustical 
requirements should be reviewed by and Acoustical Consultant once detailed floor and 
façade plans are available. 

• As the mechanical systems for the proposed development have not been designed at the 
time of this assessment, the acoustical requirements above should be confirmed by an 
Acoustical Consultant as part of the final building design. 

4.4 Pedestrian Wind Study 
SLR Consulting (Canada) Ltd. (SLR) was retained by P&S Ramlochan Property Inc. to conduct a 
pedestrian wind study for the proposed development at 2444 Hurontario Street in Mississauga.  
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The pedestrian wind conditions predicted for the proposed development have been assessed 
through wind tunnel modeling techniques. Based on the results of our assessment, the following 
conclusions have been reached: 

• The wind safety criterion was met in all locations in the Existing Configuration. In the 
Proposed Configuration all locations with the exception of one location (Location 8) on 
site. 

• Wind conditions at the numerous entrances and exits on-site are comfortable for standing 
in the summer and walking in the winter of the Proposed Configuration. Wind mitigation 
measures are suggested. 

• Wind conditions in the outdoor amenity spaces on site are generally suitable for walking 
or better year-round in the Proposed Configuration. However, at the northwest corner of 
the site uncomfortable wind conditions occur in the winter. Wind mitigation measures are 
recommended. 

• Wind conditions on the surrounding sidewalks are generally suitable for walking or better 
year-round. However, uncomfortable wind conditions occur in both the Existing and 
Proposed Configurations around the nearby 2440 Hurontario Street building, in both the 
summer and winter seasons. 

• Updated architectural and landscaping received May 28th provide positive design 
features in key areas. We anticipate confirming the effectiveness of these measures at a 
later date through wind tunnel testing. SLR will continue work with the design team to 
determine practical and effective wind control features for this area. 

4.5 Environmental Site Assessment (ESA) 
S2S Environmental Inc. (S2S) was retained by P&S Ramlochan Property Inc. to conduct Phase 
One and Phase Two Environmental Site Assessments (ESA) of the multi-tenant commercial 
property located at 2444 Hurontario Street. The ESAs were completed in accordance with Ontario 
Regulation 153/04 (O. Reg. 153/04).  

The Phase One ESA identified Potentially Contaminating Activities (PCAs) on site resulting in 
Areas of Potential Environmental Concern (APECs), as detailed in the Phase One ESA Report 
prepared by S2S. Based on the findings of the Phase One ESA, a Phase Two ESA was 
completed, which consisted of advancing four boreholes to address the above-noted PCAs and 
APECs from on-site and off-site uses. Based on the results of the laboratory analyses conducted 
by S2S from the soil and groundwater samples collected from the boreholes, there were no 
exceedances noted in comparison to the applicable Ontario Ministry of the Environment, 
Conservation and Parks (MECP) Standards. Therefore, there were no further investigations 
recommended. A Record of Site Condition (RSC) is being filed with the MECP for the subject site. 

4.6 Archaeological Assessment 
ASI was contracted by P&S Ramlochan Property Inc. to conduct a Stage 1 Archaeological 
Assessment of 2444 Hurontario Street. The Stage 1 background assessment entailed 
consideration of the proximity of previously registered archaeological sites and the original 
environmental setting of the property, along with nineteenth and twentieth-century settlement 
trends. This research indicated there was potential for encountering both Euro-Canadian and 
Indigenous material within the subject property. However, given the widespread and intensive 
ground disturbance throughout the entire property from past grading and construction activities, it 
was concluded that the recovery of in situ archaeological material was unlikely. 

The Stage 1 background research and property review confirmed that the subject property has 
been thoroughly disturbed due to previous grading and excavation below topsoil. These deep and 
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extensive land alterations would have removed any traces of early occupation within the subject 
property. As such, it is recommended that no further archaeological assessment of the property 
be required. 

4.7 Shadow Impact Study  
A Shadow Study was conducted by IBI Group to analyze the impact of the development with 
regards to sun and daylight access to the surrounding context. The Shadow Study was prepared 
in accordance with the City of Mississauga’s ‘Standards for Shadow Studies’ 2014. The Study 
was conducted using the specific dates of June 21, September 21 and December 21 based on 
the times shown in Tables #2-4: Mississauga Sun Angle Data. 

The Shadow Study concludes that the proposed development does not elicit shadowing on the 
surrounding context beyond what is acceptable within the City of Mississauga’s Standards. 
Consequently, the development can be supported from a shadow impact perspective. The full 
Shadow Study can be found within the Urban Design Study prepared by IBI Group for the 
proposed development. 

4.8 Urban Design Study  
IBI Group prepared an Urban Design Study in consultation with Arta Architects and Schollen & 
Company Inc. on behalf of P&S Ramlochan Property Inc. the Urban Design Study is based on the 
City of Mississauga’s Terms of Reference for Urban Design Studies (2019) and contains 
contextual analysis of the site and surrounding context to help demonstrate the proposed 
development’s compatibility with the existing and future conditions. The Urban Design Study also 
expresses how the City’s planning and urban design principles and objectives are being 
addressed, and how the built form and architectural character play a role in complimenting the 
surrounding context and interfacing appropriately with the public realm. Key findings from the 
Urban Design Study includes the following:  

• The built form steps down to the west, providing an appropriate transition to the lower 
density residential land use adjacent to the site. A large outdoor amenity space is 
proposed on the 5th floor terrace of this step down, which will provide additional green 
space, and optimize sunlight and sky views. Fencing surrounding the amenity space 
optimizes privacy for the development and surroundings, as well as minimizes noise 
levels. 

• The proposed development provides articulation in the building massing, fostering a scale 
that is appropriate to the existing and future surrounding context. Setbacks are employed 
to create appropriate transitions to surrounding land uses. The built form consists of a 4 
floor podium. The materiality and articulation scale of the podium are more robust at the 
base of the building, in order to reinforce a pedestrian scale. Active ground floor uses are 
employed including live / work units and the condominium entry area. A large surface of 
glazing on live / work frontages fosters a transparent and animated street wall. This 
frontage can be further activated through transitioning into commercial as the corridor 
intensifies. 

• High quality, sustainable, and enduring materials are proposed to reinforce a sense of 
place. The design proposes a strong and clear definition of the established datum lines 
for the podium and base of the tower. Horizontal and vertical articulation is proposed to 
reduce the perceptions of building scale and length along the street frontages. The built 
form incorporates a series of arches on the podium floors to create interest along the 
streetscape. The arches provide a sense of belonging and balance due their memorable 
architectural form and symmetrical attributes. The proposed base building length will be 
limited through the provision of recesses, pop-outs, choice of material and other 
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architectural techniques to break up the facades fronting public streets. The materiality of 
the buildings is warmer at the podium, so as to ground the building, and ‘lighter’ and 
reflective for the tower, so as to limit the weight of the tower in the skyline. 

• The proposed development’s built form has been designed to thrive within the existing 
and future site context. The built form transitions to the surrounding context through a 4 
storey podium along Hurontario Street, stepping down adjacent to the low-scale 
residential neighbourhood to the west at a 45 degree angle from the property line. These 
step-backs provide opportunities for terraces and green roof areas. The materiality of the 
facade transitioning into a more transparent materiality at the 8th floor in order to minimize 
the perception of height for pedestrians. The proposed development is over 30 metres in 
distance from other surrounding tall buildings. 

• The proposed development massing, setbacks, step-backs, and orientation has been 
designed to respond to the surrounding context, both existing and forthcoming. The 
building form provides context-appropriate frontages and massing to work within the 
active Hurontario Street, as well as the more residential Floradale Drive. The brick 
materiality of the base of the buildings references the existing context, while the glass 
tower reduces the impact of the building height and references a more urbanized future 
for the corridor. 

5 Planning Policy and Regulatory Framework 
The following sections outline the applicable planning policy and regulatory framework governing 
the subject site. A comprehensive commentary and evaluation of the proposed development 
within the context of the existing policy framework has been undertaken within this section of the 
report. The following policies have been considered: 

• Provincial Policy Statement (2020); 

• Growth Plan for The Greater Golden Horseshoe (2019); 

• Region of Peel Official Plan (2018); 

• City of Mississauga Official Plan (2019);  

• Mississauga Zoning By-Law 0225-2007.  

5.1 Provincial Policy Statement (2020) 
The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interest 
related to land use planning and development, providing for appropriate development while 
protecting resources of provincial interest, public health and safety, and the quality of the natural 
and built environment. Approved under Section 3 of the Planning Act, the Provincial Policy 
Statement, 2020 came into effect on May 1, 2020.  

The PPS provides policy direction for the creation of complete communities that promote efficient 
development patterns and the optimal use of land, resources and public infrastructure. 

Managing and Directing Land Use 

Section 1.0 of the PPS includes policy direction related to “Building Strong Healthy Communities” 
and is applicable to the development of the subject site. It generally encourages a variety of land 
uses within communities and encourages initiatives that make efficient use of existing and planned 
infrastructure. Section 1.1 of the PPS provides policy direction intended to manage and direct land 
use to achieve efficient and resilient development and land use patterns.  
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The proposed development makes efficient use of an existing development site and existing 
infrastructure within a settlement area. Section 1.1.1 of the Provincial Policy Statement sets the 
general objectives for development and land use within the province in order to ensure healthy, 
liveable and safe communities are sustained. 

1.1.1 Healthy, liveable and safe communities are sustained by:  

a) promoting efficient development and land use patterns which sustain the financial well-
being of the Province and municipalities over the long term;  

b) accommodating an appropriate affordable and market-based range and mix of residential 
types (including single-detached, additional residential units, multi-unit housing, 
affordable housing and housing for older persons), employment (including industrial and 
commercial), institutional (including places of worship, cemeteries and long-term care 
homes), recreation, park and open space, and other uses to meet long-term needs;  

c) avoiding development and land use patterns which may cause environmental or public 
health and safety concerns;  

d) avoiding development and land use patterns that would prevent the efficient expansion of 
settlement areas in those areas which are adjacent or close to settlement areas;  

e) promoting the integration of land use planning, growth management, transit-supportive 
development, intensification and infrastructure planning to achieve cost-effective 
development patterns, optimization of transit investments, and standards to minimize land 
consumption and servicing costs;  

f) ensuring that necessary infrastructure and public service facilities are or will be available 
to meet current and projected needs;  

g) promoting development and land use patterns that conserve biodiversity; and  

h) preparing for the regional and local impacts of a changing climate. 

Section 1.1.3 is related to settlement areas, which are critical to the long-term development and 
prosperity of Ontario’s communities. The PPS promotes efficient development patterns within 
these areas, including the protection of existing resources and green spaces. Furthermore, the 
PPS aims to ensure the effective use of infrastructure and public service facilities. 

1.1.3.1 Settlement areas shall be the focus of growth and development.  

1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix of land 
uses which:  

a) efficiently use land and resources;  

b) are appropriate for, and efficiently use, the infrastructure and public service facilities which 
are planned or available, and avoid the need for their unjustified and/or uneconomical 
expansion;  

c) minimize negative impacts to air quality and climate change, and promote energy 
efficiency;  

d) prepare for the impacts of a changing climate;  

e) support active transportation;  

f) are transit-supportive, where transit is planned, exists or may be developed 

Land use patterns within settlement areas shall also be based on a range of uses and 
opportunities for intensification and redevelopment in accordance with the criteria in policy 1.1.3.3, 
where this can be accommodated.  
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1.1.3.3 Planning authorities shall identify appropriate locations and promote opportunities for 
transit-supportive development, accommodating a significant supply and range of housing options 
through intensification and redevelopment where this can be accommodated taking into account 
existing building stock or areas, including brownfield sites, and the availability of suitable existing 
or planned infrastructure and public service facilities required to accommodate projected needs.  

1.1.3.4 Appropriate development standards should be promoted which facilitate intensification, 
redevelopment and compact form, while avoiding or mitigating risks to public health and safety.  

1.1.3.5 Planning authorities shall establish and implement minimum targets for intensification and 
redevelopment within built-up areas, based on local conditions. However, where provincial targets 
are established through provincial plans, the provincial target shall represent the minimum target 
for affected areas.  

Planning Comment: 
The proposed development intensifies the existing underutilized development site which has not 
had full tenant occupancy in many years.  The proposal will be supported by existing infrastructure 
and public service facilities and represents a transit-supportive, compact urban form to optimize 
the significant transit investment of the Hurontario LRT, and maximize the efficient use of the land. 

The subject site is an appropriate location for intensification as it is within an existing settlement 
area, as well as in a strategic growth area and intensification corridor as identified in the Growth 
Plan, Region of Peel Official Plan and City of Mississauga Official Plan, as further discussed in 
subsequent sections of this report. The Hurontario corridor is an optimal location for the scale of 
intensification proposed as the future Hurontario LRT, which will serve as the basis of a well-
connected public transportation system, demands a high-quality, intensified use to support the 
investment and promote ridership. The future LRT will be a catalyst for a transforming corridor, in 
which underutilized sites such as the subject site will be regenerated to take advantage of the 
benefits of the higher-order transit as experienced with other transit corridors. Highway 7 in 
Markham, Eglinton Avenue in Scarborough, Hurontario Street Port Credit and St. Clair Avenue in 
Midtown Toronto are already experiencing or are anticipating new types of built form based on 
how transit is shaping the corridors.  

The proposed development is consistent with the objectives of the PPS to build strong, healthy 
and liveable communities as it contemplates a compact built-form within a settlement area, and 
will contribute to achieving a range of housing densities and types that will serve the long term 
needs of residents in the City of Mississauga. The proposal development is achieves an efficient 
land use pattern by proposing a transit-supportive density which efficiently uses land and 
resources. It is our opinion that the proposed development is consistent with the PPS as it relates 
to building strong and healthy communities.  

Housing 

Section 1.4 of the PPS provides the following relevant policies relating to housing: 

1.4.1 To provide for an appropriate range and mix of housing options and densities required to 
meet projected requirements of current and future residents of the regional market area, planning 
authorities shall:  

a) maintain at all times the ability to accommodate residential growth for a minimum of 15 
years through residential intensification and redevelopment and, if necessary, lands which 
are designated and available for residential development; 

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing options and 
densities to meet projected market-based and affordable housing needs of current and future 
residents of the regional market area by: 
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c)  directing the development of new housing towards locations where appropriate levels of 
infrastructure and public service facilities are or will be available to support current and 
projected needs;  

d)  promoting densities for new housing which efficiently use land, resources, infrastructure 
and public service facilities, and support the use of active transportation and transit in areas 
where it exists or is to be developed;  

e)  requiring transit-supportive development and prioritizing intensification, including potential 
air rights development, in proximity to transit, including corridors and stations; and  

f)  establishing development standards for residential intensification, redevelopment and new 
residential development which minimize the cost of housing and facilitate compact form, 
while maintaining appropriate levels of public health and safety. 

Planning Comment: 
The PPS recognizes the relationship between the provision of housing and the efficient use of 
infrastructure and, in particular, transit infrastructure. The proposed development establishes a 
residential intensification that optimizes the use of the land to minimize housing costs and facilitate 
a compact, transit-supportive built form that contributes to the overall housing stock and unit mix 
in Mississauga. In accordance with the PPS, density shall be directed to locations with transit 
infrastructure. The proposed residential development prioritizes intensification in proximity to 
higher-order transit, as it is located within the MTSAs of two future LRT stops, representing a 5 
minute walking distance. Based on the foregoing, the proposed development is consistent with 
the housing policies of the PPS.  

Infrastructure and Public Service Facilities 

The efficient use of existing infrastructure and public service facilities is a primary consideration 
throughout the PPS. Municipalities are encouraged to maximize the effectiveness of their 
infrastructure. Section 1.6 of the PPS provides the following relevant policies: 

1.6.6.2 Municipal sewage services and municipal water services are the preferred form of 
servicing for settlement areas to support protection of the environment and minimize potential 
risks to human health and safety. Within settlement areas with existing municipal sewage services 
and municipal water services, intensification and redevelopment shall be promoted wherever 
feasible to optimize the use of the services. 

1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize the length 
and number of vehicle trips and support current and future use of transit and active transportation. 

1.6.8.3 Planning authorities shall not permit development in planned corridors that could preclude 
or negatively affect the use of the corridor for the purpose(s) for which it was identified. 

New development proposed on adjacent lands to existing or planned corridors and transportation 
facilities should be compatible with, and supportive of, the long-term purposes of the corridor and 
should be designed to avoid, mitigate or minimize negative impacts on and from the corridor and 
transportation facilities. 

Planning Comment: 
The proposed development is located within a settlement area where municipal sewage, 
stormwater and water services exist and sufficient capacity is available to accommodate the 
proposed growth, as described in the Functional Servicing Report prepared by IBI Group which 
has been submitted in support of the proposed development application. The proposal maximizes 
the use of the existing infrastructure, which is consistent with the directive of the PPS to promote 
intensification to optimize the use of the services.  
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The future Hurontario LRT and identification of Hurontario Street as a major intensification corridor 
throughout Provincial, Regional and municipal policy is indicative of the planned purpose of the 
corridor as a primary location for growth and intensification. The proposed development achieves 
the long-term purpose of the corridor by facilitating a development pattern and density to support 
the future LRT. The proposed development maximizes the use of the land and is compatible with 
current and future development of the evolving corridor, and will not compromise the intended 
long-term purpose of the corridor, in accordance with the policy of the PPS.  

Long-Term Economic Prosperity  

A key component of strong and healthy communities is ensuring their sustained economic well-
being. Section 1.7 of the PPS directs that long-term economic prosperity should be supported by: 

a) promoting opportunities for economic development and community investment-readiness;  

b) encouraging residential uses to respond to dynamic market-based needs and provide 
necessary housing supply and range of housing options for a diverse workforce;  

c) optimizing the long-term availability and use of land, resources, infrastructure and public 
service facilities;  

d) maintaining and, where possible, enhancing the vitality and viability of downtowns and 
mainstreets;  

e) encouraging a sense of place, by promoting well-designed built form and cultural 
planning, and by conserving features that help define character, including built heritage 
resources and cultural heritage landscapes. 

Planning Comment: 
The proposed development will introduce additional residents to the Hurontario corridor to support 
the viability of the downtown corridor and to diversify the workforce. The proposal recognizes the 
economic potential of the corridor by proposing at grade live-work units that can be converted into 
retail spaces once the corridor is further developed. The live-work units will contribute to the 
economic activity on the corridor and enhancement of the active street front in the short-term, 
while future retail units will further this achievement in the long-term. The unique architectural 
character of the proposed development helps define the corridor as a well-designed, vibrant and 
diverse corridor that encourages a sense of place, enhances the current streetscape condition, 
and attracts investment. Based on the above review, it is our opinion that the proposed 
development achieves the long-term economic prosperity policies of the PPS. 

PPS Consistency Summary 

The proposal supports and promotes the use of existing and planned public transit investment, 
and maximizes the use of land, resources and infrastructure. The proposed development 
contemplates a density suitable for the subject site based upon its location on a primary 
intensification corridor with future higher-order transit. The provision of density and housing in this 
location achieves the mandate of the PPS related to directing growth and intensification to 
appropriate areas to ensure the efficient use of land and resources, transit-supportive 
development and cost-effective development patterns. The proposal will strengthen the vitality of 
Mississauga’s Downtown and the viability of the future Hurontario LRT, upholding the intended 
function of the area and without compromising potential to better optimize a development site 
within walking distance to two future LRT stops. For these reasons, it is our opinion that the 
proposed development demonstrates consistency and consistency with the PPS.  

5.2 Growth Plan for the Greater Golden Horseshoe (2019) 
A Place to Grow – Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) is intended 
to provide policy direction to support the development of strong, prosperous communities and 
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assist in future growth within the Greater Golden Horseshoe (GGH). The Growth Plan was 
prepared under the Places to Grow Act, 2005 and provides a framework for implementing the 
Provincial Government’s vision for building stronger and more prosperous communities by better 
managing growth in the GGH. The Growth Plan came into effect in May 2019. 

Proposed Amendment 1 to A Place to Grow was released by the Province on June 16, 2020 and 
is currently in a comment period. The amendment includes changes to the population and 
employment forecasts, extending the horizon to 2051. 

Managing Growth 

The Growth Plan establishes minimum intensification and density targets and outlines policy to 
achieve complete and compact communities, and direct where growth occurs. Section 2.2 of the 
Growth Plan provides policy directives regarding where and how to grow: 

2.2.1 Managing Growth 

2. Forecasted growth to the horizon of this Plan will be allocated based on the following:  

a) the vast majority of growth will be directed to settlement areas that:  

i. have a delineated built boundary;  

ii. have existing or planned municipal water and wastewater systems; and  

iii. can support the achievement of complete communities;  

b) growth will be limited in settlement areas that:  

i. are rural settlements;  

ii. are not serviced by existing or planned municipal water and wastewater systems; 
or  

iii. are in the Greenbelt Area;  

c) within settlement areas, growth will be focused in:  

i. delineated built-up areas;  

ii. strategic growth areas;  

iii. locations with existing or planned transit, with a priority on higher order transit 
where it exists or is planned; and iv. areas with existing or planned public service 
facilities; 

d) development will be directed to settlement areas, except where the policies of this Plan 
permit otherwise;  

e) development will be generally directed away from hazardous lands; and  

f) the establishment of new settlement areas is prohibited. 

3. Upper- and single-tier municipalities will undertake integrated planning to manage forecasted 
growth to the horizon of this Plan, which will:  

a) establish a hierarchy of settlement areas, and of areas within settlement areas, in 
accordance with policy 2.2.1.2; 

c)  provide direction for an urban form that will optimize infrastructure, particularly along transit 
and transportation corridors, to support the achievement of complete communities through 
a more compact built form; 

4. Applying the policies of this Plan will support the achievement of complete communities that: 
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a) feature a diverse mix of land uses, including residential and employment uses, and 
convenient access to local stores, services, and public service facilities;  

b) improve social equity and overall quality of life, including human health, for people of all 
ages, abilities, and incomes;  

c) provide a diverse range and mix of housing options, including second units and affordable 
housing, to accommodate people at all stages of life, and to accommodate the needs of 
all household sizes and incomes;  

d) expand convenient access to:  

i. a range of transportation options, including options for the safe, comfortable and 
convenient use of active transportation;  

ii. public service facilities, co-located and integrated in community hubs;  

iii. an appropriate supply of safe, publicly-accessible open spaces, parks, trails, and 
other recreational facilities; and  

iv. healthy, local, and affordable food options, including through urban agriculture;  

e) provide for a more compact built form and a vibrant public realm, including public open 
spaces;  

f) mitigate and adapt to climate change impacts, improve resilience and reduce greenhouse 
gas emissions, and contribute to environmental sustainability; and  

g) integrate green infrastructure and appropriate low impact development. 

Planning Comment: 
The proposed development conforms to the policies of the Growth Plan as it proposes an increase 
in residential density within a settlement area, specifically within the delineated built-up area and 
a strategic growth area, that being Downtown Mississauga, which is an identified Urban Growth 
Centre. The subject site is located in an area where significant intensification can be supported by 
existing and planned infrastructure, services and higher-order transit.  

The proposal supports the creation of a complete community with its close proximity to a variety 
of commercial, service, institutional and employment uses along the Hurontario Street, Dundas 
Street and Queensway corridors. The proximity of the site to future LRT stops will provide 
residents with convenient access to public transit connecting them to other areas within the City 
and broader region. The increased modal split that can be anticipated based on the proximity of 
the proposed development to higher-order transit and active transportation routes provides for a 
more resilient development that contributes to reduced greenhouse gas emissions and greater 
environmental sustainability.   

The proposed development thoughtfully creates an active streetscape through the flexible ground 
level live-work units, and the unique architectural arches that form the podium of the building, 
adding visual interest in the pedestrian realm. The built form proposed is compact in design while 
prioritizing the public realm through architectural design elements and connectivity.  
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Figure 13: Growth Plan (2019) Schedule 5 - Moving People - Transit 

 
Urban Growth Centres 

Downtown Mississauga is an Urban Growth Centre as identified in the Provincial Growth Plan. 
Section 2.2.3 of the Growth Plan provides policy direction for lands within designated Urban 
Growth Centres: 

1. Urban growth centres will be planned:  

a) as focal areas for investment in regional public service facilities, as well as commercial, 
recreational, cultural, and entertainment uses;  

b) to accommodate and support the transit network at the regional scale and provide 
connection points for inter- and intra-regional transit;  

c) to serve as high-density major employment centres that will attract provincially, nationally, 
or internationally significant employment uses; and  

d) to accommodate significant population and employment growth. 

2. Urban growth centres will be planned to achieve, by 2031 or earlier, a minimum density target 
of: 

b)  200 residents and jobs combined per hectare for each of the Downtown Brampton, 
Downtown Burlington, Downtown Hamilton, Downtown Milton, Markham Centre, Downtown 
Mississauga, Newmarket Centre, Midtown Oakville, Downtown Oshawa, Downtown 
Pickering, Richmond Hill Centre/Langstaff Gateway, Vaughan Metropolitan Centre, 
Downtown Kitchener, and Uptown Waterloo urban growth centres. 

Planning Comment: 
The proposed development will direct population growth and investment to Downtown 
Mississauga in accordance with the Growth Plan policies for Urban Growth Centres. The growth 
achieved by the proposal will enhance the viability of the corridor, including of the future Hurontario 
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LRT, and accommodate residential growth to support and attract further commercial and 
employment growth to the area. 

The proposed development includes 215 units on a net site area of 0.1709 hectares. Per the 
Region of Peel Development Charges Background Study (2015), Small Units, which include 
apartments whose floor area is less than 750 square feet, have an assumed person per unit (PPU) 
rate of 1.68. Apartment Units, whose floor area is greater than 750 square feet, have a PPU of 
2.54. Assuming the lesser rate applies to all of the proposed units, the density of the proposed 
development equates to approximately 2114 persons per hectare. The proposed density satisfies 
the minimum intensification target as specified by the Growth Plan, and exceeds it to compensate 
for other lands in the Urban Growth Centre that are not as suitable for redevelopment or high 
densities as the subject site.  

Transit Corridors and Station Areas 

The subject site is located within 500 metres, or an approximate five minute walking distance, of 
the Dundas and Queensway LRT stops on the future Hurontario LRT line. The Growth Plan 
defines Major Transit Station Areas as lands within an approximate 500-800 metre radius of a 
transit station or stop, primarily along existing or planned transit corridors. Per Schedule 5 of the 
Growth Plan, the future Hurontario LRT is identified as a Priority Transit Corridor. The Growth Plan 
establishes policies for Transit Corridors and Station Areas in Section 2.2.4:  

1. The priority transit corridors shown in Schedule 5 will be identified in official plans. Planning will 
be prioritized for major transit station areas on priority transit corridors, including zoning in a 
manner that implements the policies of this Plan.  

2. For major transit station areas on priority transit corridors or subway lines, upper- and single-
tier municipalities, in consultation with lower-tier municipalities, will delineate the boundaries of 
major transit station areas in a transit-supportive manner that maximizes the size of the area and 
the number of potential transit users that are within walking distance of the station.  

3. Major transit station areas on priority transit corridors or subway lines will be planned for a 
minimum density target of:  

b)  160 residents and jobs combined per hectare for those that are served by light rail transit 
or bus rapid transit. 

Planning Comment: 
In order to implement the policies of the Growth Plan, the subject site warrants an Official Plan 
designation and zoning that prioritizes growth and intensification along transit corridors and within 
MTSAs. The Growth Plan directs municipalities to delineate the boundaries of MTSAs in a transit-
supportive manner and plan for density that meets the prescribed minimum density targets. The 
Region of Peel is currently working to identify and prioritize MTSAs, delineate MTSA boundaries, 
establish minimum and/or alternative densities, and develop policies as part of the Peel 2041 
Official Plan Review. The MTSA study being undertaken as part of the Official Plan Review is 
further described in later sections of this report.  

The Growth Plan establishes a minimum density target of 160 residents and jobs combined per 
hectare for MTSAs served by light rail transit. As described earlier, the minimum density target for 
Urban Growth Centres is 200 residents and jobs combined per hectare, which is achieved and 
exceeded by the proposal. The proposed development achieves the minimum intensification 
targets for the Downtown Mississauga Urban Growth Centre as well as for MTSAs.  

Housing 

Primary objectives of the Growth Plan include prioritizing intensification and higher densities in 
strategic growth areas, which can be achieved through the provision of integrating housing 
development with investment in infrastructure and public service facilities. The Growth Plan directs 
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municipalities to support a range and mix of housing options to serve all sizes, incomes and ages 
of households. Section 2.2.6 of the Growth Plan provides the following respecting housing:  

1. Upper- and single-tier municipalities, in consultation with lower-tier municipalities, the Province, 
and other appropriate stakeholders, will:  

a) support housing choice through the achievement of the minimum intensification and 
density targets in this Plan, as well as the other policies of this Plan by:  

i. identifying a diverse range and mix of housing options and densities, including 
second units and affordable housing to meet projected needs of current and future 
residents;   

b) identify mechanisms, including the use of land use planning and financial tools, to support 
the implementation of policy 2.2.6.1 a); 

2. Notwithstanding policy 1.4.1 of the PPS, 2014, in implementing policy 2.2.6.1, municipalities 
will support the achievement of complete communities by:  

a) planning to accommodate forecasted growth to the horizon of this Plan;  

b) planning to achieve the minimum intensification and density targets in this Plan; 

c) considering the range and mix of housing options and densities of the existing housing 
stock; and  

d) planning to diversify their overall housing stock across the municipality. 

The proposal includes a range of unit types and sizes, featuring a mix of 1 bedroom, 1+1 bedroom, 
2 bedroom and 2+2 bedroom units which will serve to accommodate a range of household sizes, 
ages and incomes for current and future residents of Mississauga and contribute to a diverse 
housing stock. The proposed housing choice and density supports the achievement of minimum 
intensification targets to accommodate the forecasted growth through the horizon of the Plan.  

Proposed Amendment 1 to A Place to Grow 

The population forecasts contained in Proposed Amendment 1 to the Growth Plan forecast growth 
through 2051 under three growth outlooks: Reference Forecast, and High and Low Scenarios. 
The Reference Forecast represents the most probable future growth outlook and the High and 
Low Scenarios are presented to illustrate possible growth prospects under a set of different 
assumptions about the future economic and migration outlook. These numbers are contained in 
the below Table, and are for consultation purposes only and subject to change.  

Table 4: Proposed Amendment 1 Population Forecasts for Peel Region - 2051 
 REFERENCE FORECAST LOW SCENARIO HIGH SCENARIO 
2051 2,280,000 2,140,000 2,430,000 

 

Growth Plan Conformity Summary 

The development of the subject site for a high-density residential development with active at-grade 
uses conforms to the policies of the Growth Plan by directing growth to an Urban Growth Centre 
and MTSA, leveraging the higher-order transit investment. The proposal achieves the minimum 
density targets established by the Growth Plan and will supply Downtown Mississauga with 
additional and diverse housing stock to support and facilitate growth and investment along this 
portion of the Hurontario corridor. It is our opinion that the proposed development conforms to the 
policies of the Growth Plan.   
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5.3 Region of Peel Official Plan (2018) 
The Region of Peel Official Plan (ROP) was adopted by Regional Council on July 11, 1996 and 
subsequently approved with modifications by the Minister of Municipal Affairs and Housing on 
October 22, 1996. Sections of the ROP were appealed to the OMB; while the unaffected sections 
of the ROP became effective on October 1, 1997. The ROP has been continuously updated to 
reflect changes in policies and amendments, with the latest consolidation occurring on December 
17, 2018. The ROP is intended to expand upon and implement Provincial policy to provide a 
framework for sustainable growth and development in Peel Region. Applicable policies of the ROP 
are outlined below.  

Population and Employment Forecasts 

Chapter 4 of the ROP establishes the growth forecasts for each of the area municipalities, based 
on the density targets specified for the Region of Peel in Schedule 3 of the Growth Plan. Given 
that the ROP has not been updated since the Growth Plan 2019 has been released, the density 
targets included in the ROP are only to 2021 and 2031. Table 5 below provides a summary of the 
population and employment forecasts for the Region of Peel to 2031, 2036 and 2041, as per 
Schedule 3 of the Growth Plan 2019.  

Table 5: Population and Employment Forecasts for Peel Region to 2041 
 POPULATION EMPLOYMENT 

Region of 
Peel 

2031 2036 2041 2031 2036 2041 
1,770,000 1,870,000 1,970,000 880,000 920,000 970,000 

Objectives of the Regional forecast are to: 

4.2.1.1 To provide a planning framework for the future growth in Peel Region within the context of 
the Greater Toronto Area and Hamilton (GTAH).  

4.2.1.2 To encourage population, household and employment growth based on the objectives and 
policies outlined in this Plan. 

4.2.1.6 To plan for the accommodation of new growth in a manner which maximizes the amount 
of personal discretionary time and increases the overall quality of life for Peel's residents and 
workers. 
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Figure 14: Region of Peel Official Plan - Regional Structure 

 
Urban Growth Centres and Regional Intensification Corridor 

Section 5.3.3 of the ROP establishes objectives and policies for areas defined as Urban Growth 
Centres and Regional Intensification Corridors. Lands within these designated areas are 
earmarked for significant growth, intensification and redevelopment. Mississauga’s Urban Growth 
Centre is delineated in the ROP and Mississauga Official Plan as Downtown Mississauga in which 
the subject site is located. Further, Hurontario Street is designated as a Regional Intensification 
Corridor. Objectives for Urban Growth Centres applicable to the proposed development per the 
ROP include the following: 

5.3.3.1.1 To Achieve Urban Growth Centres that are linked by public transit, and include a range 
and mix of high intensity compact forms and activities while taking into account the characteristics 
of existing communities and services.  

5.3.3.1.2 To achieve Urban Growth Centres that support safe and secure communities, public 
transit, walking and cycling.  

5.3.3.1.3 To achieve Urban Growth Centres that incorporate a range and mix of residential and 
employment opportunities.  

5.3.3.1.4 To achieve in each urban growth centre a minimum gross density target of 200 residents 
and jobs combined per hectare by 2031 or earlier. 

Further to the above, Section 5.3.3.2 of the ROP provides policy direction to local area 
municipalities that require them to identify the extent of Urban Growth Centres in their Official 
Plans, provide policies regarding their growth and intensification. It is the policy of Regional 
Council to:  

5.3.3.2.1 Direct the Cities of Brampton and Mississauga to designate and delineate the boundaries 
of urban growth centres, in accordance with the Growth Plan requirements as shown conceptually 
on Schedule D, to provide opportunities for compact forms of urban development and 
redevelopment with high density employment uses such as: commercial, office and major 
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institutional - as designated and/or defined in area municipal official plans, residential, 
recreational, cultural and civic activities that offer a wide range of goods and services to the 
residents and workers of Peel Region and other residents of the Greater Toronto Area and 
Hamilton (GTHA).  

5.3.3.2.5 Require the area municipalities to identify, where appropriate, intensification corridors, 
major transit station areas and other major intensification opportunities such as infill, 
redevelopment, brownfield sites, the expansion or conversion of existing buildings and greyfields 
in their official plans and support increased residential and employment densities within these 
areas to ensure the viability of transit and a mix of residential, office, institutional and commercial 
development.”  

5.3.3.2.6 Identify the Hurontario corridor linking the two urban growth centres as a Regional 
Intensification Corridor that provides:  

a) prime opportunities for intensification;  

b) opportunities for residents to live and work within the Regional Intensification Corridor;  

c) a high intensity, compact urban form with an appropriate mix of uses including 
commercial, office, residential, recreational and major institutional – as designated and/or 
defined in area municipal official plans;  

d) transit-supportive and pedestrian-oriented urban forms;  

e) opportunities for higher order transit; and  

f) viable opportunities of financing necessary infrastructure and services. 

Planning Comment: 
The proposal recognizes and capitalizes on the identification of the site within an Urban Growth 
Centre and the designation of Hurontario Street as a Regional Intensification Corridor by providing 
a high intensity, compact, transit-supportive urban form that will contribute to the achievement of 
Regional density targets, and maximizes personal discretionary time and quality of life the local 
residents and work force. Based on the policies of the ROP, the subject site’s location provides a 
prime opportunity for intensification, redevelopment and transit-supportive densities to support the 
viability of the higher-order transit infrastructure.  

Growth Management and Intensification 

In accordance with the Growth Plan, the ROP directs a significant portion of new growth to built-
up areas, and promotes compact urban form, intensification and redevelopment. The forms of 
intensification include redevelopment, the development of underutilized lots within previously 
developed areas, infill development and the expansion or conversion of existing buildings. All of 
these types of development can occur within areas already equipped with infrastructure and 
services. Objectives of Regional Council include:  

5.5.1.1 To optimize the use of the existing land supply of the Region by directing a significant 
portion of growth to the built-up areas through intensification, particularly the urban growth centres, 
intensification corridors and major transit service areas. 

5.5.1.5 To optimize the use of the existing and planned infrastructure and services.  

5.5.1.6 To support planning for complete communities in Peel that are compact, well-designed, 
transit-oriented, offer transportation choices, include a diverse mix of land uses, accommodate 
people at all stages of life and have an appropriate mix of housing, a good range of jobs, high 
quality open space, and easy access to retail and services to meet daily needs. 

5.5.3.1.1 To achieve compact and efficient urban forms.  

5.5.3.1.2 To optimize the use of existing infrastructure and services.  
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5.5.3.1.3 To revitalize and/or enhance developed areas.  

5.5.3.1.4 To intensify development on underutilized lands.  

5.5.3.1.5 To reduce dependence on the automobile through the development of mixed-use, 
transit-supportive, pedestrian friendly urban environments. 

5.5.3.1.6 To optimize all intensification opportunities across the Region. 

It is the policy of Regional Council to:  

5.5.3.2.2 Facilitate and promote intensification.   

5.5.3.2.3 Accommodate intensification within urban growth centres, intensification corridors, 
nodes and major transit station areas and any other appropriate areas within the built-up area. 

Planning Comment: 
The proposed development conforms to the Growth Management and Intensification policies of 
the ROP by directing growth to an Urban Growth Centre and along an intensification corridor. The 
proposal optimizes the use of existing infrastructure by redeveloping an underutilized development 
site for a compact, more efficient urban form. The proposal optimizes the Hurontario LRT 
investment by leveraging the intensification opportunity presented by a site located within an urban 
growth centre, MTSA and fronting onto an intensification corridor.  

Housing 

The provision of housing to meet the full range of needs of Peel residents is a core principle of the 
ROP. The Region is committed to achieving a supply of accessible, adequate, appropriate housing 
of all types, sizes, densities and tenures to meet the existing and projected demographic and 
housing market requirements of current and future residents.  

5.8.1.1 To provide for an appropriate range and mix of housing types, densities, sizes and tenure 
to meet the projected requirements and housing needs of current and future residents of Peel. 

5.8.1.3 To foster efficient and environmentally sensitive use of land and buildings in the provision 
of housing. 

Planning Comment: 
The proposed development provides a range of unit types and sizes, contributing to the diversity 
of housing availability in the Region. The density proposed fosters an efficient use of the land by 
contributing to the housing stock while utilizing minimal land area. The proposed development, in 
its location and intensity, maximizes the use of the future LRT to reduce automobile usage, thereby 
demonstrating environmental sensitivity.  

Region of Peel Official Plan Conformity Summary 

Based on the above review of the Region of Peel Official Plan, it is our opinion that the proposed 
development conforms to the ROP as it pertains to population forecasts, Regional intensification 
corridors, Urban Growth Centres, growth management, intensification and housing. Regional 
policy direction confirms that Hurontario Street in Downtown Mississauga is planned to support 
higher densities to support public investment in the future LRT and meet Regional growth targets.  

5.4 Peel 2041 Regional Official Plan Review 
The Region of Peel is undertaking a Regional Official Plan review in order to ensure the Official 
Plan policies stay in conformity with Provincial plans. Peel 2041 will incorporate new provincial 
legislation, regulations and policies, implement new regional policy initiatives and plans, and guide 
growth and development within the Region to the year 2041. 
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As part of the Peel 2041 Regional Official Plan Review, the Region is exploring policy changes in 
specific focus areas. One focus area that the Region is studying is Major Transit Station Areas.  

Focus Area: Major Transit Station Area 

As part of the Peel 2041 Official Plan and Municipal Comprehensive Review, the Region is 
developing a strategy and policies to guide how growth is accommodated within Major Transit 
Station Areas across the Region. In 2019, the Region of Peel commenced a study as a part of the 
Peel 2041 Official Plan Review to examine Major Transit Station Areas across the Region to meet 
the new requirements and directions for major transit station areas.  

The Regional MTSAs study will establish policies to support the development of complete 
communities in Peel by planning for higher density mixed use growth in areas with existing or 
planned transit, including the Hurontario LRT. Objectives of the MTSA study are to work 
collaboratively with the local municipalities to identify, delineate, prioritize, and develop a regional 
planning framework for MTSAs.  

In collaboration with the local municipalities, the Region has completed the Regional Major Transit 
Station Area Phase 1A Report. The Report identifies 9 potential corridors and 4 transit hubs to be 
assessed and considered across the Region. Along each corridor and transit hub there is a total 
of approximately 91 major transit station areas identified, profiled, assessed and grouped in the 
Phase 1A report. The Phase 1A report assessment and directions provide the basis to inform the 
integrated planning work to be undertaken in Phase 1B of the study. Hurontario Street is an 
identified corridor in the Phase 1A report, and Dundas and Queensway are identified MTSAs.  

Each station area as identified through the profiles, is assessed based on a framework of analytical 
criteria to determine current conditions and groupings for future direction. The assessment lens 
included consideration for:  

• Mobility  

• Market Growth and Potential  

• Land Use and Built Form  

• Community Considerations 

As part of the MTSA profiles, the number of persons and jobs per hectare has been estimated 
within both the delineated MTSA boundary and an 800 metre radius of the MTSA centroid. The 
purpose of this analysis is to provide, at a high level, a general indication of the existing 2016 
density of the MTSAs in comparison to the target density identified in A Place to Grow: Growth 
Plan for the Greater Golden Horseshoe.  

The subject site is located within the preliminary boundary delineation for station area 66 – 
Queensway along the Hurontario corridor, which has been identified as a high priority station, 
indicating that it is well-positioned to support the objectives of MTSAs. The subject site is also 
located within the 800 metre radius of station 80 – Dundas, but not within the MTSA boundary.  

The MTSA study identifies 9 MTSA types, which inform how further planning policy and 
implementation tools may be established to define approaches to best respond to the unique 
contexts and needs across Peel Region. Of the different MTSA types identified, the Queensway 
MTSA has been classified within the Strong Mobility and Community MTSA.  

The Strong Mobility and Community MTSAs score well in the mobility and community lenses, but 
poorly when it comes to market potential and land use. They represent MTSAs where public 
investments in infrastructure and community facilitates can be leveraged to support greater 
intensification. Character- and need-driven approaches, with an emphasis on development 
incentives, should be identified and prioritized on a case-by-case basis. Further information on the 
Queensway MTSA is provided in the below graphic. 



IBI GROUP PLANNING JUSTIFICATION REPORT 
2444 HURONTARIO STREET, MISSISSAUGA 
Prepared for  P&S Ramlochan Property Inc.  

 
 

33 
 
 

Figure 15: 66 - Queensway Draft MTSA Boundary 

 

 
Planning Comment: 
The proposed development is located within the draft delineated boundary of the Queensway 
MTSA along the Hurontario LRT line, as well as within the 800 metre radius of the Dundas MTSA 
centroid. The Queensway MTSA is identified as a high priority station, and the MTSA study 
recognizes the potential of the area from locational and mobility vantages. A recognized barrier to 
development of the Queensway MTSA is the current land use within the MTSA. The MTSA study 
recommends development incentives to overcome such barriers where appropriate in order to 
support greater intensification. The proposed development proposes a land use change which 
leverages the public investment in infrastructure and facilities within the MTSA, and therefore a 
land use change should be supported based on direction from the Phase 1A MTSA study.  
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The fact that the Queensway MTSA scored poorly in the areas of market potential and land use 
highlights the opportunity to support development which will act as a catalyst to change the 
outcome for this part of Hurontario Street. The proposed development represents the 
recommended solution for the Queensway MTSA per the Phase 1A MTSA study, which is to 
leverage the mobility advantages of the location to support intensification and to achieve other 
objectives for MTSA. The proposal responds to the specific needs of the Queensway MTSA by 
proposing development that will spur intensification and further enhancement of the MTSA, 
achieving Provincial, Regional and municipal objectives for MTSAs and supporting ridership of the 
future LRT.  

5.5 City of Mississauga Official Plan (2019) 
The City of Mississauga Official Plan (MOP) was adopted by City Council on September 29, 2010 
and was subsequently approved by the Region of Peel on September 22, 2011. Further 
amendments have been made to reflect Council approved Official Plan Amendments, up to 
November 22, 2019. The MOP provides the policy framework to direct growth to where it will 
benefit the urban form, support a strong public transportation system, address the long-term 
sustainability of the City, and protect and enhance the natural environment. The MOP is in effect 
as it applies to the subject site.  

Schedule 1 of the MOP establishes the subject site as within Mississauga’s Downtown, and on an 
Intensification Corridor. The site is also located within two Major Transit Station Areas (500 metre 
radius), as shown on Schedule 2 of the MOP. The location of the site within the context of the City 
structure presents a prime opportunity for redevelopment and intensification.  

Vision 

Section 4.5 Vision of the MOP outlines the following policies related to the proposed development:  

Mississauga will direct growth by:  

• focusing on locations that will be supported by planned and higher order transit, higher 
density, pedestrian oriented development and community infrastructure, services and 
facilities; 

Mississauga will complete communities by:  

• promoting an urban form and development that supports public health and active living;  

• ensuring that communities include or provide easy access to a range of uses and services 
required to meet all or most of the daily needs of residents through all stages of their lives; 
e.g., housing, transportation, employment, recreation, social interaction and education; 
Mississauga will create a multi-modal city by:  

• developing and promoting an efficient, safe and accessible transportation system for all 
users;  

• promoting a transportation network that connects nodes with a range of transportation 
modes, to reduce dependency on cars for local trips;  

• promoting transit as a priority for moving people;  

• implementing a viable and safe active transportation network for cyclists and pedestrians 
of all abilities;  

• encouraging transportation demand management (TDM) practices;  

• redeveloping an integrated and seamless network of mobility transportation hubs and 
higher order transit stations. 
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Planning Comment: 
The proposed development promotes a desirable urban form consisting of an intensified 
residential use with live-work units that can transition into retail/commercial, and is located within 
an area planned to accommodate higher densities along a planned higher-order transit corridor. 
Intensification and support of transit are major goals of the Official Plan to ensure that growth is 
managed to efficiently use land in the built-up area and minimize the infrastructure requirements 
of new development such as water and wastewater systems, and public service facilities.  

The subject site is located in walking distance to existing and planned transit, commercial, 
employment, institutional services and public open spaces that contribute to the development of 
a complete and healthy community. The proximity of existing services and amenities, and the mix 
thereof, provides future residents with easy access to housing, transportation, employment, 
recreation, social interaction and education services without the need for a personal automobile. 

The proposed development therefore supports the City’s objectives for complete communities by 
proposing an appropriate form of intensification in a well-serviced area. The proposed 
development supports a multi-modal transportation system through the provision of bicycle 
parking, pedestrian connections, and proximity to existing and planned transit and cycling routes 
along Hurontario Street and nearby Dundas Street. Based on existing and future transit service, 
this location has both existing and long-term potential to support transit connectivity within the City 
of Mississauga, greater Region of Peel and beyond. The MOP and ROP place priority on utilizing 
investments in infrastructure, such as transit. 

Figure 16: City of Mississauga Official Plan - Urban System 

 
Direct Growth  

The City of Mississauga sets out policies to manage change wisely and direct growth to key 
strategic locations. In order to promote future development patterns that are sustainable, 
Mississauga will encourage compact, mixed use development, direct growth to locations with 
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existing or planned higher order transit service, and enhance opportunities for walking and cycling. 
The policies of the MOP integrate environmental, land use, urban design and transportation 
planning objectives to achieve a sustainable vision for the City. The MOP stipulates that:  

5.1.3 Forecast growth will be directed to appropriate locations to ensure that resources and assets 
are managed in a sustainable manner to:  

a) protect ecological functions, public health and safety;  

b) utilize existing and proposed services and infrastructure such as transit and community 
infrastructure;  

c) minimize environmental and social impacts;  

d) meet long term needs;  

e) build strong, livable, universally accessible communities; and  

f) promote economic prosperity.  

5.1.4 Most of Mississauga’s future growth will be directed to Intensification Areas.  

5.1.5 Mississauga will ensure that the City’s natural, environmental, and cultural resources are 
maintained for present and future generations.  

5.1.6 Mississauga encourages compact, mixed use development that is transit supportive, in 
appropriate locations, to provide a range of local live/work opportunities.  

5.1.7 Mississauga will protect and conserve the character of stable residential Neighbourhoods. 

Planning Comment: 
The proposed development will achieve a compact form and density on an underutilized site to 
optimize the use of existing servicing and infrastructure. The proposal directs growth to an 
intensification area with future higher-order transit, conserving the character of stable residential 
Neighbourhoods. The development provides live/work opportunities within the development itself, 
as well as the potential for residents to live within the community they work, as there are nearby 
places employment such as the Trillium Health Partners Mississauga Hospital. TDM measures 
such as limiting parking spaces, the provision of bicycle storage, convenient proximity to transit 
and cycling networks will promote the use of transit and active transportation and discourage the 
use of personal vehicle, thereby minimizing environmental impacts.  

City Structure 

The City Structure recognizes that various areas of the city perform different functions. The City 
Structure organizes the city into functional areas to establish the framework for planning policies 
that will guide development. Schedule 1b: Urban System - City Structure, identifies the following 
elements of the City Structure: 

• Downtown;  

• Major Nodes;  

• Community Nodes;  

• Corporate Centres;  

• Neighbourhoods;  

• Employment Areas; and  

• Special Purpose Areas.  
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The various elements of the City Structure will play a unique role in accommodating development. 
Some will be areas where growth is focused and directed, while others will accommodate some 
development, but will not be the primary location for future growth. The City Structure is the basis 
of the following urban hierarchy:  

• The Downtown will contain the highest densities, tallest buildings and greatest mix of 
uses;  

• Major Nodes will provide for a mix of population and employment uses at densities and 
heights less than the Downtown, but greater than elsewhere in the city;  

• Community Nodes will provide for a similar mix of uses as in Major Nodes, but with lower 
densities and heights;  

• Corporate Centres will provide for employment uses at densities and heights similar to 
Major Nodes or Community Nodes;  

• Neighbourhoods and Employment Areas will accommodate the lowest densities and 
building heights. Neighbourhoods will focus on residential uses and associated services 
and facilities. Employment Areas will accommodate a diverse mix of employment uses, 
but will not permit residential uses. 

 
The Downtown 

In accordance with the structure of the City as established in the MOP, the proposed development 
is located within the Downtown, where the highest densities and tallest buildings are expected. 
The following policies apply to the Downtown:  

5.3.1.2 The Downtown will be divided into four Character Areas:  

a) Downtown Core;  

b) Downtown Fairview;  

c) Downtown Cooksville; and  

d) Downtown Hospital. 

5.3.1.3 The Downtown is an Intensification Area.  

5.3.1.4 The Downtown will achieve a minimum gross density of 200 residents and jobs combined 
per hectare by 2031. The City will strive to achieve a gross density of between 300 to 400 residents 
and jobs combined per hectare in the Downtown.  

5.3.1.7 Character Area policies will establish how the density and population to employment 
targets will be achieved within the Downtown.  

5.3.1.8 The Downtown will support opportunities for residents to work in Mississauga. 

5.3.1.9 The Downtown will develop as a major regional centre and the primary location for mixed 
use development. The Downtown will contain the greatest concentration of activities and variety 
of uses. 
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5.3.1.10 The Downtown will be planned as a focal area for investment in community infrastructure, 
as well as institutional, commercial, recreational, educational, cultural and entertainment uses. 

5.3.1.11 Development in the Downtown will be in a form and density that achieves a high quality 
urban environment. 

5.3.1.13 The Downtown will be developed to support and encourage active transportation as a 
mode of transportation. 

Planning Comment: 
The subject site is an underutilized site with a longstanding mostly vacant office building in 
Mississauga’s Downtown which does not currently contribute to the objectives for the Downtown 
as outlined in the MOP. The site’s location provides an opportunity to better contribute to density 
targets, achieve a high quality urban environment, encourage active transportation, and support 
investment in community infrastructure. The proposed development will provide additional housing 
options for workers to live in Mississauga, and will help the Downtown Hospital Character Area 
evolve into a major mixed use centre with an active streetscape and high quality urban design.  

Intensification Areas 

Future growth will primarily be directed to Intensification Areas. Other areas of the City, such as 
Neighbourhoods, will receive modest additional growth in keeping with established land use 
patterns and their existing or planned character. 

Intensification Areas will be attractive mixed use areas, developed at densities that are sufficiently 
high to support frequent transit service and a variety of services and amenities. It is expected that 
more efficient use of land within Intensification Areas will occur as single storey buildings and 
surface parking lots are replaced with multi-storey developments and structured parking facilities. 
More than three-quarters of the city’s growth in population and employment to 2031 will be 
accommodated in Intensification Areas. Considerable development capacity exists within 
Intensification Areas to accommodate growth to 2031 and beyond. The following policies apply: 

5.5.1 The focus for intensification will be Intensification Areas, which are the Downtown, Major 
Nodes, Community Nodes, Corporate Centres, Intensification Corridors and Major Transit Station 
Areas, as shown on Schedule 2: Intensification Areas. 

5.5.4 Intensification Areas will be planned to reflect their role in the City Structure hierarchy.  

5.5.5 Development will promote the qualities of complete communities. 

5.5.8 Residential and employment density should be sufficiently high to support transit usage. Low 
density development will be discouraged.  

5.5.9 Intensification Areas will be planned to maximize the use of existing and planned 
infrastructure. 

5.5.13 Major Transit Station Areas will be subject to a minimum building height of two storeys and 
a maximum building height specified in the City Structure element in which it is located, unless 
Character Area policies specify alternative building height requirements or until such time as 
alternative building heights are determined through planning studies. 

Planning Comment: 
The proposed development proposes the replacement of an existing building that does not 
address the policy direction provided in the MOP as it relates to Intensification Areas. The proposal 
reflects the subject site’s location within the Downtown, which does not have a specified maximum 
height requirement. It proposes density sufficient high to maximize the use of existing and planned 
infrastructure, and support transit, while maintaining a high quality urban design. The podium of 
the proposed building follows the progression of a 45 degree angular plan in order to manage the 
impact of the built form on the public realm. The heavier, more textured surfaces interface with the 
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public realm, and the glazed, reflective surfaces are intended to blend with the skyline. The urban 
design features are further described in the Urban Design Study prepared by IBI Group and 
submitted with this application. 

Figure 17: City of Mississauga Official Plan - Intensification Areas 

 
Land Use 

The subject site is currently designated Office by the MOP. Major office, secondary office and 
accessory uses are permitted in the Office designation. The current land use designation does not 
provide the opportunity for the subject site to redevelop in accordance with the policies of the MOP 
as it pertains to Intensification Areas, the Downtown or the vision for Mississauga. The location of 
the subject site warrants the opportunity to accommodate a high-density mixed use development 
that supports community investment along the corridor, and conforms to the urban hierarchy as 
set out in the MOP.  

Planning Comment: 
The MOP provides that underutilized sites in the Downtown will be redeveloped to support transit, 
accommodate forecasted intensification, and achieve a high quality urban environment. The 
current low-rise office use in a dated building, set back from the street does not achieve these 
objectives. Given the current adjacent high-rise buildings and expected condition of the corridor 
due to the forthcoming Hurontario LRT, the proposed development is an appropriate use that is 
compatible in the current condition and is also reacting to future contextual conditions. The 
development proposed will allow a change on the subject site to correspond with the changing 
face of the corridor as it transitions to a vibrant, mixed use and transit-oriented area.  

The Residential High Density designation is being proposed for the subject site as it will allow the 
site to develop for a use that provides additional housing to support the existing and future 
community infrastructure. The proposed live/work units provide the opportunity for people to live 
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and work within the same building, and the proposed residential units allow for future residents to 
live within the community in which they work, or within walking distance of higher-order transit, 
which will decrease automobile use. Given the current conditions of the corridor, retail/commercial 
uses are not presently viable in this location. However, the design of the proposed building 
provides for a flexible ground floor use that can transition to a retail function upon the completion 
of the Hurontario LRT. The proposed double height live/work units have been designed in a 
manner to accommodate such a transition at the appropriate time, which is anticipated once the 
corridor further redevelops and intensifies.  

The articulation of the building and materiality along the Hurontario frontage has been designed 
in a way so as to work with both uses. The double wall height of glazing distinguishes the ground 
floor use from the remainder of the brick cladded podium, thus implying a greater level of visual 
permeability. This will draw potential patrons to the active ground floor uses in the future. In the 
interim, while the live/work units are present, temporary planters can be used to imply public and 
semi-public distinction.   

For the above reasons, we believe the Residential High Density designation is the most 
appropriate land use designation for the subject site, and the proposed development will be 
permitted within this designation, as it permits apartment dwellings as well as Convenience 
Commercial uses at grade.  

Figure 18: City of Mississauga Official Plan - Land Use Plan 

 
Downtown 

Section 12 of the MOP provides policies respecting the Downtown, which is the part of the City’s 
urban structure where the greatest heights and densities shall occur. The subject site is located 
within the Downtown Hospital Character Area. No specific FSI ranges apply to the subject site per 
the Downtown Hospital Character Area mapping.  

The following policies are relevant:  
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12.1.1.2 A minimum building height of three storeys is required on lands within the Downtown. 
Character Area policies may specify maximum building height requirements. Alternative minimum 
building heights may be established for existing areas with low density residential development. 

12.1.1.4 Lands immediately adjacent to, or within the Downtown, should provide both a transition 
between the higher density and height of development within the Downtown and lower density 
and height of development in the surrounding area. 

12.1.2.2 Notwithstanding the Residential High Density policies of this Plan, the maximum building 
height for lands designated Residential High Density will not exceed 25 storeys. 

Figure 19: City of Mississauga Official Plan - Character Areas 

 
Planning Comment: 
The MOP directs that transitions between the higher density and height in the Downtown and 
lower density and height in surrounding neighbourhoods should be provided. The proposed 
building steps down to the west, providing an appropriate transition to the adjacent lower density 
residential land uses. Active amenity uses were strategically located within a large outdoor 
amenity space is proposed on the 5th floor terrace of this step down, which will provide additional 
green space, optimize sunlight and sky views, while providing separation from the adjacent low 
rise residential uses. Fencing, pergolas and vegetation surrounding the various amenity spaces 
optimizes privacy for the development and surroundings, as well as minimizes noise levels.  

With the Hurontario LRT forthcoming, redevelopment and intensification of the corridor, including 
surrounding areas, is anticipated. The low-rise residential uses adjacent to the subject site are 
part of a cluster of residences along Floradale Drive that abut existing high- and mid-rise 
apartment buildings, a retail plaza and a church. These low-rise dwellings are at the periphery of 
a low-rise residential neighbourhood, and are located within the Intensification Corridor and 
Downtown per the MOP. As such, it can be anticipated that in the longer-term, these periphery 
dwellings could be redeveloped into a more dense built form than the current condition, and act 
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as a further transition from the high-rise development to the existing low-rise uses in the interior 
of the neighbourhood. Therefore, the proposal responds to this ultimate condition to best achieve 
complete transit-oriented development. 

While the Downtown and Residential High Density designations have no maximum height 
restriction individually, the MOP restricts lands designated Residential High Density in the 
Downtown to 25-storeys. With the Downtown intended to accommodate the greatest heights and 
densities of anywhere in the City, the 25-storey height cap is overly restrictive in achieving the 
overarching objectives of the MOP and City structure.  

Figure 20: Downtown Hospital Character Area 
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City of Mississauga Official Plan Conformity Summary 

Per the MOP, the subject site is located within the Downtown and Intensification Corridor, which 
are supportive and encouraging of high-density development, as the primary locations for 
intensification. The proposed development aligns with the direction for Downtown and 
Intensification areas, whereas the current use and Office designation does not. Based on our 
review of the MOP, combined with the site context, a re-designation of the subject site from Office 
to Residential High Density is proposed, and it is our opinion that the proposal achieves the 
overarching policy direction of the MOP.  

5.6 City of Mississauga Official Plan Review 
The City is reviewing the existing Official Plan to ensure it reflects the changing needs, 
opportunities and aspirations of the City. The Official Plan Review process will:  

• position the city for its next phase of growth until 2041;  

• incorporate new provincial legislation and regulations;  

• implement new policy initiatives and plans;  

• consider new trends, ideas and policy implications; and,  

• have a community engagement process.  

The Official Plan review began with a Special Council meeting on June 10, 2019. The review 
timeline has been segmented into four parts:  

• Part 1 – Project Planning  

• Part 2 – Comprehensive Policy Review  

• Part 3 – Outreach  

• Part 4 – Regional Plan Conformity and Finalization for submission  

The MOP Review aims to make MOP a more streamlined and strategic document, with guiding 
objectives to: address conformity to and consistency with provincial and regional policy; simplify 
MOP policy and reduce duplication; be innovative and consider policy best practices and new 
trends; and, provide certainty in policy direction. The City recognizes that there is a need to fine-
tune, and in some cases substantially update MOP policy, in response to changing conditions on 
issues such as climate change, affordable housing and transit-oriented development. 

It is anticipated that preliminary policy directions will be presented in late-Fall 2020 to the 
community. A Report on Comments will then be presented to the Planning and Development 
Committee (PDC) with a summary of comments heard and how they were addressed, and an 
update on the proposed policy directions. The report will seek PDC approval to move forward with 
drafting MOP policy amendments. 2021 will be devoted to refining the policies and circling back 
to the communities to confirm how comments were addressed. Focus will also be placed on 
conformity to the Regional Official Plan. Update reports will be presented to the Planning and 
Development Committee and a public meeting will be held when a final draft of MOP policies are 
available. 

5.7 City of Mississauga Zoning By-law 0225-2007 
The City of Mississauga Zoning By-law 0025-2007 was enacted and passed by Council on June 
20, 2007. The Zoning By-law zones the subject site O – Office, which permits an office, financial 
institution, medical office, commercial school, veterinary clinic, and accessory uses thereto.  
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In order to facilitate the proposed development, the subject site is required to be rezoned. An 
application has been submitted to rezone the subject site to RA5 – Residential Apartment Zone, 
with site-specific exceptions. The proposed site-specific RA5 zone use is more appropriate for the 
subject site as it permits the proposed development of a 31-storey residential building with flexible 
ground floor live/work units. The site-specific zone regulations proposed are included in Table 6 
of this report and the Draft Zoning By-law Amendment.  

Figure 21: City of Mississauga Zoning By-law 0225-2007 

 

6 Proposed Amendments 
This report has been prepared in support of applications to amend the City of Mississauga Official 
Plan and City of Mississauga Zoning By-law 0225-2007.  

6.1 Official Plan Amendment 
In order to accommodate the proposed development, an application under Section 22 of the 
Planning Act is required to amend the City of Mississauga Official Plan. The subject site is 
currently designated Office by the City of Mississauga Official Plan. The Office designation permits 
major office, secondary office, and accessory uses. The site is also located within the Downtown 
Hospital Character Area. There are no specific FSI ranges that apply to the subject site.  

An Official Plan Amendment is required to re-designate the entire site as Residential High Density 
to permit the proposed apartment building with ground floor live-work units, with the flexibility to 
transition to retail or service units in the future. Furthermore, the proposed Official Plan 
Amendment is required to permit a maximum height of 31-storeys, whereas a maximum of 25-
storeys is currently permitted on lands designated Residential Height Density within the 
Downtown.  
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6.2 Zoning By-law Amendment 
The proposed development requires a Zoning By-law Amendment under Section 34 of the 
Planning Act. The subject site is currently zoned O – Office by Mississauga Zoning By-law 0225-
2007. The O Zone permits a range of office uses and accessory uses thereto.  

In order to facilitate the proposed redevelopment of the subject site, a Zoning By-law Amendment 
to rezone the subject site from O – Office to RA5 – Residential Apartment Zone Exception is 
requested. Site specific permissions will be required to permit exceptions from the RA5 zoning to 
accommodate the proposed height, density, setbacks, parking and other site specific conditions. 
Table 6 provides an overview of the site specific provisions required.  

Table 6: Proposed Development Statistics vs. RA5 Zone Requirements 

REGULATION RA5 ZONE 
REQUIREMENT PROPOSED 

Minimum Lot Frontage 30m 25.08m  
Maximum Floor Space Index  2.9 10.25 
Maximum Gross Floor Area per storey for 
each storey above 12 storeys 1,000m2 566m2  

Maximum Height 25 storeys and 77m 31 storeys and 
93.5m  

Minimum Front Yard 
For that portion of the dwelling with a height less 
than or equal to 13.0m 7.5m 4.4m  

For that portion of the dwelling with a height 
greater than 13.0m and less than or equal to 
20.0m 

8.5m 4.4m  

For that portion of the dwelling with a height 
greater than 20.0m and less than or equal to 26.0 
m 

9.5m 7.5m 

For that portion of the dwelling with a height 
greater than 26.0m 10.5m 7.5m 

Minimum Exterior Side Yard  
For that portion of the dwelling with a height less 
than or equal to 13.0m 7.5m 4.2m 

For that portion of the dwelling with a height 
greater than 13.0m and less than or equal to 
20.0m 

8.5m 4.2m 
2.7m to balcony 

For that portion of the dwelling with a height 
greater than 20.0m and less than or equal to 26.0 
m 

9.5m 4.2m 
2.7m to balcony 

For that portion of the dwelling with a height 
greater than 26.0m 10.5m 4.2m 

2.7m to balcony 
Minimum Interior Side Yard  
For that portion of the dwelling with a height less 
than or equal to 13.0m 4.5m 3.3m 

For that portion of the dwelling with a height 
greater than 13.0m and less than or equal to 
20.0m 

6.0m 3.2m 
1.7m to balcony 

For that portion of the dwelling with a height 
greater than 20.0m and less than or equal to 26.0 
m 

7.5m 3.2m 
1.7m to balcony 
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REGULATION RA5 ZONE 
REQUIREMENT PROPOSED 

For that portion of the dwelling with a height 
greater than 26.0m 9.0m 3.2m 

1.7m to balcony 
Where an interior side lot line, or any portion 
thereof, abuts an Apartment, Institutional, Office, 
Commercial, Employment, or Utility Zone, or any 
combination of zones thereof 

4.5m 3.2m 
1.7m to balcony 

Minimum Rear Yard  
For that portion of the dwelling with a height less 
than or equal to 13.0m 7.5m 6.5m 

For that portion of the dwelling with a height 
greater than 13.0m and less than or equal to 
20.0m 

10.0m 12.5m 

For that portion of the dwelling with a height 
greater than 20.0m and less than or equal to 26.0 
m 

12.5m 18.9m 

For that portion of the dwelling with a height 
greater than 26.0m 15.0m 18.9m 

Where a rear lot line, or any portion thereof, 
abuts a zone permitting detached and/or semi-
detached  

7.5m plus 1.0m for 
each additional 1.0m 
of dwelling height, or 
portion thereof, 
exceeding 10.0m to 
a maximum setback 
requirement of 
25.5m 

6.5m 

Encroachments 
Maximum encroachment of a balcony located 
above the first storey, sunroom, window, 
chimney, pilaster, cornice, balustrade or roof 
eaves into a required yard 

1.0m 1.5m 

Maximum projection of a balcony located above 
the first storey measured from the outermost face 
or faces of the building from which the balcony 
projects 

1.0m 1.5m 

Parking, Loading, Servicing Area and Parking Structures 

Minimum Parking Spaces 

1.25 spaces/ 1-
bedroom unit 1.40 
spaces/ 2-bedroom 
unit 1.75 spaces per 
3-bedroom unit  
0.20 visitor spaces/ 
unit 

148 resident 
32 visitor 
0.68 spaces/ unit 

Minimum setback from a parking structure 
completely below finished grade, inclusive of 
external access stairwells, to any lot line 

3.0m 0.8m 

Minimum setback from a waste enclosure/loading 
area to a street line 10.0m 7.4m 

Landscaped Area, Landscaped Buffer and Amenity Area 
Minimum landscaped area 40% of the lot area 37.9% 
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REGULATION RA5 ZONE 
REQUIREMENT PROPOSED 

Minimum depth of a landscaped buffer abutting a 
lot line that is a street line and/or abutting lands 
with an Open Space, Greenlands and/or a 
Residential Zone with the exception of an 
Apartment Zone 

4.5m 0m 

Minimum depth of a landscaped buffer along any 
other lot line 3.0m 3.3m 

Minimum amenity area 

The greater of 5.6 
m2 per dwelling unit 
or 10% of the site 
area 

3.7m2 per dwelling 
unit 

Minimum percentage of total required amenity 
area to be provided in one contiguous area 50% 39% 

Minimum amenity area to be provided outside at 
grade 55.0m2 431.6m2 

 

The following provides an overview of the rationale behind the proposed RA5 – Exception Zone.  

Floor Space Index and Height  

The requested maximum Floor Space Index (FSI) and height is representative of the proposal’s 
objective to maximize the efficient use of the subject site, efficiently utilizing infrastructure and 
supporting the future LRT. As described in this report as well as in the Urban Design Study, 
architectural features and design elements have been employed to minimize the effect of the 
height on the adjacent low-rise uses as well as from the public realm. Step backs and an amenity 
terrace at the rear of the building provide an appropriate transition, and a well-articulated 4-storey 
podium grounds the building to lessen the building’s impact in the public realm.  

Although the proposed building height surpasses the 45 degree angular plane, the podium follows 
the progression of the plane. Where the plane has intersected the building, there has been a 
change in materiality in order to lessen the impact of the built form on the public realm and skyline. 
The heavier, more textured surfaces interface with the public realm, and the glazed, reflective 
surfaces are intended to blend with the skyline.  

Minimum Yards 

The proposed front and side yards provide for an urban condition along the Hurontario Street and 
Floradale Drive frontages. The front yard setback is proposed to activate the public realm, and the 
side yard setbacks were designed to provide for site circulation in an urban character. The side 
yard setbacks are also influenced by the proposed balconies that project from the building, which 
have been provided to serve as an extension of interior living space. The placement of the 
balconies on alternating floors reduces the shadow impacts and increases privacy and views, 
while adding visual impact to the building. In recognition of the importance of providing transition 
to the existing adjacent low-rise, the proposed rear setbacks comply with the RA5 zone at all levels 
beyond 13 metres in height.  

Parking 

The proposed parking rate is supported by the Transportation Impact Study prepared by IBI 
Group. Given the future LRT, a reduced parking rate functions as a TDM measure that will support 
transit ridership and maximize the use of the rapid transit infrastructure. The extent of the 
underground parking extends to 0.8 metres from the lot line in order to maximize the amount of 
parking that can be accommodated on site, as well as accommodate bicycle parking for all units.  
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Landscape and Amenity Areas  

The proposed landscape and amenity areas are maximized on the site, and are strategically 
placed to address height, noise, privacy and setback concerns. Landscape and amenity areas are 
focused at the rear of the building to provide a buffer between the adjacent low-rise uses. In 
addition to the grade level garden, the green roof and 5th floor terrace with screen fence and trees 
establish a visual buffer from the adjacent uses. The landscape buffer requirement of the RA5 
zone is met at the rear lot line, where it is most important to establish separation from the adjacent 
low-rise. A 0 metre landscape buffer is proposed at the Hurontario Street frontage in order to 
establish an urban condition and active streetscape and to facilitate future retail uses which will 
be accessed from Hurontario Street. While the landscape buffer per the By-law definition is 0 
metres, there is hardscaping proposed which provides for visual interest as well as trees that 
provide for greening at the Hurontario Street frontage in lieu of a landscaped buffer.  

7 Public Consultation Strategy 
Public consultation for the proposed development will be undertaken by the applicant to: 

• Consult with the community to understand their questions and where possible, incorporate 
their feedback; 

• Further explore how the proposal fits into the area, and consult with the community to 
achieve an informed developed; 

• Seek input from the Ward Councillor and work with the Councillor to inform the community 
and address questions; 

• Solicit feedback from stakeholders in order to maintain an open and inclusive process.  

Consistent with the Planning Act requirements under Bill 73, the public consultation strategy shall 
including the following:  

• A community information meeting will be held subsequent to the submission of 
development applications at the appropriate time to gather preliminary public feedback. 
The community meeting will be held with the involvement of the local Councillor. Given 
the current pandemic situation, the City of Mississauga has confirmed that the community 
meeting can be deferred until after the submission of applications. The applicant has 
informed Councillor Damerla of the proposal.  

• A Notice of Complete Application will be circulated to all property owners within 120 
metres of the subject site by the municipality detailing the nature of the application and 
the requested amendments to the Official Plan and Zoning By-law.  

• An Application Notice Sign will be posted on the subject site by the applicant identifying 
the request for amendments to the Official Plan and Zoning By-law and the intent of the 
proposed development.  

• A Statutory Public Meeting will be scheduled by the municipality with notice circulated a 
minimum of 14 days prior to the meeting date to all property owners within 120 metres of 
the subject site.  

• Comments from the public, staff and Council will be documented and responded to, where 
possible, through a formal resubmission to the City.  

It is our understanding that the above public consultation strategy is consistent with the 
requirements under the Planning Act. 
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8 Planning Analysis & Justification 
The proposed development is appropriate in the context of the planning policy framework 
governing the subject site, including the City of Mississauga Official Plan. An Official Plan 
Amendment is being sought in order to facilitate the proposed development on the basis that the 
overarching policy directives and contextual conditions define the subject site as a priority and 
desirable location for intensification. The subject site’s location within Mississauga’s Downtown, 
the Hurontario Intensification Corridor and related contextual conditions including its proximity to 
two future LRT stops present a unique opportunity for a high-rise development to be 
accommodated on the subject site. The following provides rationale for the proposed development 
based on the current policy regime and other planning considerations.  

8.1 Policy Context 
The proposed development of the subject site is consistent with the policies the Provincial Policy 
Statement (2020), conforms to the policies of the Growth Plan for the Greater Golden Horseshoe 
(2019) and Region of Peel Official Plan, and meets the intent of the City of Mississauga Official 
Plan, including those policies pertaining to priority growth locations, intensification and transit-
oriented development.  

The Provincial Policy Statement provides overarching direction regarding intensification, 
development patterns, complete community and efficient use of existing infrastructure. The 
proposed development is consistent with the policies of the PPS as it proposes intensification 
within an urban area, promotes the use of existing and planned public transit investment, and 
maximizes the use of land, resources and infrastructure in contributing to a complete community.  

The proposed development conforms to the Growth Plan for the Greater Golden Horseshoe, as it 
directs growth to an Urban Growth Centre and MTSA leveraging the higher-order transit 
investment and achieving the minimum density targets established by the Growth Plan. The 
growth achieved by the proposal will enhance the viability of the corridor, including of the future 
Hurontario LRT, and accommodate residential growth to support and attract further commercial 
and employment growth to the area, as well as expand the diverse housing stock of Mississauga. 

The proposed development conforms to the Region of Peel Official Plan as it provides a compact, 
transit-supportive development within an Urban Growth Centre. The proposal capitalizes on 
Hurontario Street as a Regional Intensification Corridor by providing transit-supportive densities 
to support the viability of the existing and future infrastructure.  

The proposed development is supported and encouraged by the policies of the Mississauga 
Official Plan as they relate to directing growth to an appropriate location in the context of the City 
structure. The proposed development will achieve a compact form and density on an underutilized 
site to optimize the use of existing servicing and infrastructure. The proposal directs growth to an 
intensification area with future higher-order transit, conserving the character of stable residential 
Neighbourhoods and utilizing design measures to provide an appropriate transition. All of the 
adjacent lands to the south and east of the subject site are designated Residential High Density, 
with lands to the north designated Mixed Use, providing for a variety of high-rise mixed use 
development permissions, whereas the current Office designation of the subject site is restrictive 
of redevelopment and intensification encouraged by the MOP for the Downtown and Hurontario 
intensification corridor.  

8.2 Land Use 
The proposed residential tower with ground floor live/work units designed to transition to retail 
uses in the future is a permitted use under the proposed Residential High Density designation. In 
accordance with the Downtown and Intensification policies of the Official Plan, the location of the 
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subject site shall provide opportunities for residents to live in proximity to higher-order transit. The 
proposed residential land use will provide increased housing options in an intensification area 
within walking distance to higher order transit, and contribute to the minimum density targets 
specified in the Growth Plan. Further, high-rise residential uses are existing in the area 
surrounding the subject site, providing for a compatible land use.  

Fronting onto the Hurontario Street corridor, applicable policy direction provides that the proposed 
development shall contribute to an active public realm along the corridor. At the Hurontario Street 
frontage, the proposed development is proposing a flexible ground floor use, which will interface 
appropriately with the existing context and conditions, and transition its function upon the 
completion of the Hurontario LRT. Under current conditions, an active ground floor use cannot be 
supported along Hurontario Street. As such, three (3) double height live/work units have been 
proposed, which are designed to be converted to retail or commercial functions. The presence of 
higher-order transit will contribute to the intensification of the corridor, which will increase ridership, 
and result in an increase of pedestrian and active transportation activity and circulation to support 
ground floor retail in the future. 

The proposed land use is appropriate for the subject site, compatible with surrounding land uses, 
and should be permitted through a re-designation of the site to Residential High Density.  

8.3 Height  
From a planning policy perspective, the proposed 31-storey tower is appropriate given its location 
within the Hurontario Street Intensification Corridor, Mississauga’s Downtown and Major Transit 
Station Area (MTSA). The layered policy context governing the subject site mandates high density 
development and intensification to support the City’s strategic management of growth and 
significant public transit investment, and to reinforce the City’s urban structure. 

In accordance with the urban hierarchy defined in the MOP, Downtown is designated for the 
greatest heights and densities in the City. The MOP does not specify a general maximum height 
for the Downtown, including the Downtown Hospital Character Area, whereas it specifies a 
maximum height of 25-storeys for Major Nodes. Notwithstanding that Major Nodes are beneath 
the Downtown in the urban hierarchy, further policy direction in the MOP specifies that a maximum 
of 25-storeys shall be permitted in the High Rise Residential designation in the Downtown. This 
discrepancy between permitted heights and urban hierarchy is proposed to be addressed through 
a site specific Official Plan amendment to permit a 31-storey tower on the subject site.  

The Downtown is also considered Mississauga’s Urban Growth Centre as identified in the 
Provincial Growth Plan. In accordance with the Growth Plan, it is vital to align growth with transit 
by directing development to MTSAs and other strategic growth areas including Urban Growth 
Centres. While the Growth Plan mandates minimum density targets for Urban Growth Centres 
and MTSAs, there is no prescribed cap on density. Based on Provincial and City policy directives, 
Mississauga’s Downtown should be prioritized to accommodate significant growth at a higher 
intensity than other areas of the City.   

Further to its location in the City’s Downtown, the proposed development is also located within the 
Hurontario Street Intensification Corridor and within the definition of an MTSA for two future LRT 
stops. The Hurontario Street Intensification Corridor is a priority intensification corridor which 
extends throughout the City and Region, and will be the focus of new growth and development 
given the future higher order transit that will distinguish it from other corridors. High density 
redevelopment on the subject site is appropriate in order to capitalize on the future Hurontario 
LRT and contribute to the evolving and revitalizing Hurontario Street Intensification Corridor.  

The Intensification Corridor and Downtown designations extend further west than the western 
property line of the subject site. When considering the transition in height to adjacent low-rise 
development, it is important to consider that lands beyond subject site but still in the Downtown 
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and Intensification Corridor are anticipated to experience long term growth and redevelopment. 
Redevelopment decreasing in height and density moving away from Hurontario Street permits the 
opportunity for a gradual transition in height to stable interior neighbourhoods. The contrast in 
height between the proposed development and the current adjacent low-rise context is not 
expected to be a permanent condition given the anticipated build out of the corridor in accordance 
with the overarching policy directives. 

The height of the proposed development, and the manner in which it is designed on the site, is 
responsive to both the current and future conditions of the site context. The proposed building 
steps back toward the adjacent low-rise residential in order to minimize the impact of the height. 
Further, a large, fenced outdoor amenity space is provided on the 5th floor terrace of the step 
down, to optimize sunlight and views and provide privacy. At the Hurontario Street frontage, the 
proposed 4-storey podium provides a pedestrian-oriented experience, with a stepped back tower 
that minimizes the visual impact of the development at street level. A high degree of visual 
articulation has been implemented on the base of the building to support an active and pedestrian 
friendly public realm. It is our opinion that the proposed height can be supported now, and further 
supported in the future once the corridor and surrounding area further intensifies and redevelops.  

8.4 Transit-Oriented Development 
The surrounding transit network, existing and future, support the density of the proposed 
development. In accordance with current Provincial, Regional and City planning policies, transit-
supportive development that reduces dependency on the automobile and supports transit 
investment is encouraged. The subject site is well-serviced by existing public transit, such as 
multiple bus and express bus routes, as well as the Cooksville GO Station located to the north 
which can be accessed from the site by bus, bike or foot. Furthermore, the future Hurontario LRT 
which will be located steps from the subject site will transform the way future residents of the 
proposed development travel, in addition to the proposed Dundas Street Bus Rapid Transit 
system. Overall, the density proposed is supported by transit-oriented development policies and 
principles, and further supports transit investment by providing for increased usage and population 
to contribute to the viability of the transforming transit corridor.  

8.5 Urban Design 
The proposed development aids in the realization of the vision for an intensified, activated 
Hurontario Street. The development will provide potential for an active street edge along 
Hurontario Street, with a vibrant and urban public realm with high quality materiality.  

The built form respects the intensification of the corridor while also allowing for an appropriate 
transition to the lower density residential land use to the west. These varying land uses are 
respected through the use of familiar materiality, a setback with landscape buffer and privacy 
screening, as well as built form step backs. Further, the supporting studies, including a Shadow 
Study and Wind Study, illustrate that the built form will not negatively impact the existing 
surroundings.  

The proposed development seeks to respect the existing conditions, while also being flexible to 
change as the corridor develops and becomes an intensified transit-oriented hub. Increased 
density will support transit ridership and the development of a vibrant multi-modal corridor. The 
proposed development for 2444 Hurontario Street works towards achieving the future vision for 
Hurontario Street. 

8.6 Corridor in Transition 
It is anticipated that the Hurontario corridor will transition from its current state which includes 
many surface parking lots, outdated buildings and underutilized sites, to an intensified, vibrant 
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corridor focused around future LRT. The proposed development maximizes the potential of the 
subject site and leverages the benefits of its location directly on the Hurontario Street corridor.  

While stepbacks and buffering to the low-rise dwellings to the west have been provided to mitigate 
the effect of the height disparity, the proposed development is forward-looking in that it considers 
what the corridor will look like in the long-term. The adjacent low-rise dwellings on Floradale Drive 
are located within the Hurontario intensification corridor per the MOP, and given their close 
proximity to the future LRT and the changing face of the corridor around them, as well as the 
already existing high-rise development surrounding them, we anticipate the potential for more 
intensified uses to locate on these sites. Overall, the proposed development is considerate of 
current conditions but is also careful to not compromise the long-term vision for the corridor given 
its transitioning nature due to the forthcoming LRT.  

9 Conclusion 
The subject site has many policy and contextual considerations that establish it as an ideal location 
for a residential intensification consisting of a 31-storey building with ground floor flexible live/work 
units. The proposal is supported by and consistent with the policy regime, leverages the site’s 
location along the future LRT line, and responds to the existing and future conditions of the corridor 
and surrounding area. The proposal incorporates high-quality architecture and achieves a high 
level of urban design, and will efficiently utilize existing and future community infrastructure by 
making efficient use of an underutilized development site.  

It is our opinion that the proposed Official Plan Amendment and Zoning By-law Amendment 
constitute good planning, and are justified and appropriate for the subject site given the analysis 
contained within this report, as well as all of the supporting studies prepared for this application. 
It is our recommendation that the Official Plan Amendment and Zoning By-law Amendment 
applications proceed through the approvals process prescribed under the Planning Act and be 
approved.  
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Appendix 1 – Draft Official Plan 
Amendment 

 



Amendment No. XXX 

to 

Mississauga Official Plan 

for the 

City of Mississauga Planning Area 

 

The following text and map designated Schedule “A” attached hereto constitutes Amendment No. XXX. 

Also attached hereto but not constituting part of the Amendment are Appendices I and II. 

Appendix I is a description of the Public Meeting held in connection with this Amendment. 

Appendix II is a copy of the Planning and Building Department report dated XX, XX, 20XX, pertaining to 

this Amendment. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



The Corporation of the City of Mississauga 

By-law Number ___________ 

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

WHEREAS in accordance with the provisions of section 17 or 21 of the Planning Act, R.S.O 1990, 

c.P.13, as amended, (the “Planning Act”) Council may adopt an Official Plan or an amendment thereto; 

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

Affairs and Housing (“MMAH”) authorize the Regional Municipality of Peel (the “Region”) an approval 

authority, to exempt its approval any or all proposed Local Municipal Official Plan Amendments; 

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

Municipal Official Plan Amendments adopted by local councils in the Region after March 1, 2000, provided 

that they conform with the Regional Official Plan and comply with conditions of exemption; 

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

regard to Amendment No. XXX, in his or her opinion the amendment conforms with the Regional Official 

Plan and is exempt; 

AND WHEREAS, Council desires to adopt certain amendments to the Mississauga Official Plan 

regarding a change to site specific policy 12.4.3.6, that notwithstanding the Mixed Use designation and 

policies 11.2.6.2, 11.2.6.4, and 11.2.6.5, the lands may develop exclusively for residential purposes; 

AND WHEREAS, Council desires to adopt certain amendments to the Mississauga Official Plan 

regarding a change Schedule 10 Land Use Designations to designation a portion of the lands as Public Open 

Space; 

NOW TEHREFORE the Council of the Corporation of the City of Mississauga ENACTS as follows: 

1. The document attached hereto, constituting Amendment No. XXX to Mississauga Official Plan, is 

hereby adopted. 

 

ENACTED and PASSED this ____ day of ___________, 202X. 

 

 

Signed   Signed  

 MAYOR   CLERK 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



PURPOSE 

The purpose of this Official Plan Amendment is to re-designate the subject lands from “Office” to 

“Residential High Density” to permit a 31-storey residential building with three (3) double-height live work 

units on the ground floor, designed to transition to a retail/commercial use in the future. This Amendment 

permits a maximum height of 31-storeys, whereas the Official Plan permits a maximum height of 25-storeys. 

 

LOCATION 

The lands affected by this Amendment are located at the southwest corner of Hurontario Street and Floradale 

Drive. The subject lands are located within the Downtown Hospital Character Area in the Mississauga 

Official Plan. 

 

BASIS  

The subject lands are designated “Office”, which permits major offices, secondary offices, and accessory 

uses. The subject lands are also located within the “Downtown”.  

The proposal is to re-designate the subject lands from “Office” to “Residential High Density” and to permit 

a maximum height of 31-storeys. 

The proposed Official Plan Amendment is acceptable from a planning standpoint and should be approved 

for the following reasons: 

1. The proposed development is consistent with and promotes the growth management and intensification 

policies of the Provincial Policy Statement, the Growth Plan for the Greater Golden Horseshoe, and the 

Region of Peel Office Plan.  

2. The policies and objectives of the Mississauga Official Plan are supported by the proposal as it 

contributes a range of housing types, sizes and tenures; it is compatible from a density, size, scale, and 

massing perspective; it efficiently and effectively utilizes existing community infrastructure and 

facilities. 

Details regarding this Amendment to the Mississauga Official Plan are contained in the Planning and 

Building Report dated XXXXX XX, 20XX, attached to this Amendment as Appendix II.  

 

DETAILS OF THE AMENDMENT AND POLICIES RELEVANT THERETO 

The Mississauga Official Plan is hereby amended by the following: 

1. Schedule 10 – Land Use Designations, of the Mississauga Official Plan, is hereby amended by 

changing the designation of the subject lands from “Office” to “Residential High Density”, as 

shown on Schedule “A” of this Amendment. 

2. Notwithstanding Policy 12.1.2.2 of the Plan, the permitted height shall be a maximum of 31-storeys. 

 

IMPLEMENTATION 

Upon the approval of this Amendment by the Council of the Corporation of the City of Mississauga, the 

Mississauga Official Plan will be amended in accordance with this Amendment and thereafter forms part of 

the Mississauga Official Plan. The lands will be rezoned concurrently to implement this Amendment. 

Provisions will be made through the Zoning By-law Amendment for the lands subject to this Official Plan 

Amendment, for development to occur subject to approved site development, architectural and landscaping 

plans, to ensure that site access, buildings, parking and landscaping are satisfactorily located and designed. 

This Amendment has been prepared based on the Office Consolidation of the Mississauga Official Plan 

dated November 22, 2019. 

 

INTERPRETATION  

The provisions of the Mississauga Official Plan, as amended from time to time regarding the interpretation 

of that Plan, shall apply in regard to this Amendment. 

Upon approval of this Amendment, the Mississauga Official Plan, will be amended in accordance with the 

intent of this Amendment. 



SUBJECT LANDS TO BE RE-DESIGNATED FROM 
OFFICE TO RESIDENTIAL HIGH DENSITY 

2444 HURONTARIO STREET, 
CITY OF MISSISSAUGA, 
REGIONAL MUNICIPALITY OF PEEL

BY-LAW ____________ SCHEDULE A
Scale: nts 

CITY OF MISSISSAUGA
Planning, Design, and Development

Subject Lands

Date:

JULY 2020
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Appendix 2 – Draft Zoning By-law 
Amendment 

 



A By-law to amend Zoning By-law Number 0225-2007, as amended  

WHEREAS pursuant to Section 34 of the Planning Act, R.S.O. 1990, c.P.13, as amended, the Council 

may amend a Zoning By-law; 

NOW THEREFORE the Council of the Corporation of the City of Mississauga ENACTS as follows: 

1. By-law Number 0225-2007, as amended, being a City of Mississauga Zoning By-law, is amended 

by adding the following Exception Table: 

4.15.6.XX Exception RA5-XX Map # XX By-law: XX 

In a RA5-XX zone the permitted uses and applicable regulations shall be as specified for a RA5 zone 

except that the following uses/regulations shall apply: 

Regulations 

4.15.6.XX.1 Minimum Lot Frontage 25.08m 

4.15.6.XX.2 Maximum Floor Space Index  10.25 

4.15.6.XX.3 Maximum Height 31 storeys / 99.90m 

4.15.6.XX.4 Minimum Front Yard  

 

1) For that portion of the dwelling with a height less than or 

equal to 13.0m 
4.4m 

 

2) For that portion of the dwelling with a height greater than 

13.0m and less than or equal to 20.0m 
4.4m 

 

3) For that portion of the dwelling with a height greater than 

20.0m and less than or equal to 26.0 m 
7.5m 

 

4) For that portion of the dwelling with a height greater than 

26.0m 
7.5m 

4.15.6.XX.5 Minimum Exterior Side Yard  

 

1) For that portion of the dwelling with a height less than or 

equal to 13.0m 
4.2m 

 

2) For that portion of the dwelling with a height greater than 

13.0m and less than or equal to 20.0m 

4.2m 

2.7m to balcony 

 

3) For that portion of the dwelling with a height greater than 

20.0m and less than or equal to 26.0 m 

4.2m 

2.7m to balcony 

 

4) For that portion of the dwelling with a height greater than 

26.0m 

4.2m 

2.7m to balcony 

4.15.6.XX.6 Minimum Interior Side Yard  

 

1) For that portion of the dwelling with a height less than or 

equal to 13.0m 
3.3m 

 

2) For that portion of the dwelling with a height greater than 

13.0m and less than or equal to 20.0m 

3.2m 

1.7m to balcony 

 

3) For that portion of the dwelling with a height greater than 

20.0m and less than or equal to 26.0 m 

3.2m 

1.7m to balcony 

 

4) For that portion of the dwelling with a height greater than 

26.0m 

3.2m 

1.7m to balcony 

 

5) Where an interior side lot line, or any portion thereof, 

abuts an Apartment, Institutional, Office, Commercial, 

Employment, or Utility Zone, or any combination of zones 

thereof 

3.2m 

1.7m to balcony 



4.15.6.XX.7 Minimum Rear Yard  

 

1) For that portion of the dwelling with a height less than or 

equal to 13.0m 6.5m 

 

2) Where a rear lot line, or any portion thereof, abuts a zone 

permitting detached and/or semi-detached  6.5m 

4.15.6.XX.8 

Maximum encroachment of a balcony located above the first 

storey, sunroom, window, chimney, pilaster, cornice, 

balustrade or roof eaves into a required yard 1.5m 

4.15.6.XX.9 

Maximum projection of a balcony located above the first 

storey measured from the outermost face or faces of the 

building from which the balcony projects 1.5m 

4.15.6.XX.10 

Minimum Parking Spaces 

148 resident 

32 visitor 

0.68 spaces/ unit 

4.15.6.XX.11 

Minimum setback from a parking structure completely 

below finished grade, inclusive of external access stairwells, 

to any lot line 

0.8m 

4.15.6.XX.12 

Minimum setback from a waste enclosure/loading area to a 

street line 
7.4m 

4.15.6.XX.13 Minimum landscaped area 37.9% of lot area 

4.15.6.XX.14 

Minimum depth of a landscaped buffer abutting a lot line 

that is a street line and/or abutting lands with an Open Space, 

Greenlands and/or a Residential Zone with the exception of an 

Apartment Zone 0m 

4.15.6.XX.15 
Minimum amenity area 

3.7m2 per dwelling 

unit 

4.15.6.XX.16 

Minimum percentage of total required amenity area to be 

provided in one contiguous area 39% 

 

2. Map Number 15 of Schedule “B” to By-law 0225-2007, as amended, being a City of Mississauga 

Zoning By-law, is amended by changing thereon from “O” to “RA5-XX” PROVIDED 

HOWEVER THAT the “RA5-XX” zoning shall only apply to the lands which are shown on the 

attached Schedule “A” outlined in the heaviest broken line with the “RA5-XX” zoning indicated 

thereon. 

 

ENACTED AND PASSED this ______ day of _______________________, 202X. 

 

__________________________ 

Mayor 

 

 

 

__________________________ 

Clerk 

 



APPENDIX “A” TO BY-LAW NO.___________ 

 

 

Explanation of the Purpose and Effect of the By-law 

 

This By-law amends the zoning of the property outlined on the attached Schedule “A” from “O” to “RA5-

XX”. 

 

“RA5-XX permits a 31-storey Apartment Dwelling with 215 units, including 3 live/work units with a 

Floor Space Index (FSI) of 10.25. 

 

Location of Lands Affected 

 

West side of Hurontario Street, south of Floradale Drive, as shown on the attached Map designated as 

Schedule “A” 

Further information regarding this By-law may be obtained from XXXXXX of the City Planning and 

Building Staff at (905) 615-3200 x XXXX. 
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