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Planning Justification Report 
  Official Plan Zoning By-law Amendment  

6719 Glen Erin Drive  
City of Mississauga  

 
1.0 INTRODUCTION 
 
Glen Schnarr & Associates Inc. have been retained by Blackrock Acquitaine Limited to provide 
an independent planning assessment and to assist in obtaining the necessary planning approvals to 
permit the redevelopment of the property municipally addressed as 6719 Glen Erin Drive, in the 
City of Mississauga, Regional Municipality of Peel (herein refereed to as the “subject property”). 
The redevelopment proposal contemplates the addition of a twelve (12) storey purpose-built rental 
apartment building and five (5) purpose-built rental townhouse blocks on to the subject property 
(herein referred to as the “proposed development”) and the retention of the existing thirteen (13) 
storey rental apartment building.  
 
The proposed development represents the renewal of a tower in the park style development built 
over 40 years ago. The existing building’s siting nearest Aquitaine Avenue generates an 
opportunity to refresh and improve underutilized areas with new buildings, landscaping and 
amenities. A new rental housing building will provide for the completion of built form on Glen 
Erin Drive and define the street edge and activate the public realm. An existing, dated, parking 
structure will be removed to accommodate the proposed new rental housing building. 
Compatibility with the surrounding area is achieved by providing for townhouses adjacent to 
existing townhouses in underutilized areas of the property. The addition of new residential rental 
tenure in apartment and townhouse units will contribute to the Region and City’s overall housing 
objectives and the subject property is ideally suited to accommodate intensification given the large, 
underutilized spaces currently existing.   
 
A Phasing Plan and a phased approach to redevelopment and construction of the new buildings 
will be taken to ensure minimal disruption to the existing tenants. A detailed description of the 
proposed development is included in Section 4.0 of this Planning Justification Report.  
 
The purpose of this Planning Justification Report (the “Report”) is to outline the nature of the 
proposed development and to evaluate the proposed Official Plan Amendment and Zoning By-law 
Amendments (the “proposed Amendments”) in the context of the policies of the Provincial Policy 
Statement (2020), the Growth Plan for the Greater Golden Horseshoe (2019), the Region of Peel 
Official Plan (2016), the City of Mississauga Official Plan (2019) and the City of Mississauga 
Zoning By-law 0225-2007. 
 
1.1 PROPOSED OFFICIAL PLAN AMENDMENT 
   
The proposed development is not currently permitted by the City of Mississauga Official Plan, 
2018 (the “MOP”). The Official Plan Amendment (the “OPA") will facilitate a density of 1.98 and 
will amend the existing site-specific policies previously approved under application OZ 14/002 
W9. The existing “Residential High Density” designation will continue to apply to the subject 
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property and a site-specific policy will be added to permit the proposed rental apartment building 
and townhouses and the associated density of 1.98. The OPA is justified based on the planning 
policies outlined in Section 5.0 of this Report. These include the Provincial Policy Statement, 
Growth Plan for the Greater Golden Horseshoe, the Peel Region Official Plan and the City of 
Mississauga Official Plan. These policies are focused on achieving intensification within the built-
up area, compact transit supportive built form, the provision of affordable and varying tenure types 
including market rental units and maximizing the use of existing infrastructure. 
 
A Draft Official Plan Amendment is included as Appendix I to this Report. 
 

1.2 PROPOSED ZONING BY-LAW AMENDMENT 
 
The subject property is currently zoned “Apartments 4 - Exception 45 (RA4-45)” by the City of 
Mississauga Zoning By-law 0225-2007. An amendment to the City of Mississauga Zoning By-law 
is required to permit the proposed rental apartment building and townhouses and the associated 
built form (the “ZBLA”).  
 
The proposed ZBLA implements the proposed OPA by rezoning the lands from “RA4-45” to 
“RA4-XX” and by providing site specific development standards related to the proposed 
development. The site-specific provisions approved under application OZ 14/002 W9 will no 
longer apply.  
  
A Draft Zoning By-law Amendment is appended to the Report in Appendix II. 
 
1.3 PROCESS AND ENGAGEMENT  
 
A Pre-Consultation meeting was held with City of Mississauga and Region of Peel staff on January 
22, 2020 to present a preliminary concept of the proposed development and to determine the 
materials required to satisfy a complete application submission. The proposed strategy for 
consulting with the public will follow the requirements of the Planning Act for a statutory meeting 
as well as the requirements for Notice.  
 
At the time of authoring this Report, the City of Mississauga is following the advice and direction 
provided by the provincial and regional Medical Officers of Health and has enacted a State of 
Emergency and has implemented emergency planning operations, including closing facilities and 
focusing efforts on delivering essential services as a result of COVID-19. Accordingly, the City is 
currently subject to operational restrictions which prohibit public gatherings in large groups, 
including information and formal statutory public meetings. In order to advance the application 
through the Planning approvals process, the City is consulting with the Province on alternative 
measures for community engagement. The applicant is open to exploring interim options to 
facilitate public consultation in collaboration with City staff. In additional to the online notices 
posted by staff, the provision of comment responses sheets (through an online forum) and online 
meetings in lieu of a formal statutory public meeting are possibilities should the City deem that 
satisfactory and in the public interest. A community meeting can be scheduled at the time of the 
Ward Councillor’s choosing.   
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A tenant communications plan may also be developed following application submission. We 
anticipate that this communication plan will be developed in accordance with Provincial direction 
relating to COVID-19. 
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2.0 SUBJECT PROPERTY AND SURROUNDING AREA 
 
The following section describes the subject property’s context, adjacent land uses, and the 
surrounding area.  
 
2.1 SITE CONTEXT (SUBJECT PROPERTY)   
 
The subject property is located at the northeast corner of the intersection of Glen Erin Drive and 
Aquitaine Avenue. The subject property has a frontage of 134.36 metres (1,446.23 feet) on Glen 
Erin Drive and 134.31 metres (1,445.70 feet) on Aquitaine Avenue. As illustrated on Figure 1, the 
subject property is a generally square shaped parcel, with an area of approximately 1.81 hectares 
(4.45 acres). The subject property is generally flat with few changes in grade with gentle slope 
from east to west. 
 
An existing 179-unit rental apartment building thirteen (13) storeys in height currently exists on 
the subject property (herein referred to as the “existing building”). The existing building is 
comprised of 76 one-bedroom units and 103 two-bedroom units.  

 
The subject property includes a two-storey parking garage, a surface parking area, an outdoor 
swimming pool and landscape/open space areas. The existing building is situated perpendicular to 
Aquitaine Avenue and separated by the road with open space, trees and landscaping. The existing 
parking garage is situated perpendicular to Glen Erin Drive and is separated from the road itself  
by open space, trees and landscaping. The surface parking area and outdoor swimming pool are 
located interior to the subject property, west of Maplewood Park Pathway. 
 
A total of 270 parking spaces are currently provided on the subject property, with the majority of 
the parking being provided in the two-level parking garage. The existing parking garage contains 
225 parking spaces and 45 surface parking spaces are currently provided at surface.  
 
Vehicular and pedestrian access to the subject property is provided from Glen Erin Drive. The 
internal vehicular/pedestrian circulation system extends from the entrance off Glen Erin Drive and 
allows drivers and pedestrians to traverse to the easterly portion of the property. There is a second 
pedestrian only access to the Aquitaine Avenue, which provides access to the existing building. 
Further, there are several sidewalks and walkways intertwined throughout the subject property, 
providing access to locations within and outside of the subject property’s limits. 
 
The subject property is legally described as: 
 
Legal Description: PART PCL 208-1, SEC M21; PART LT 208, PL M21 DESIGNATED AS 

PART 5 ON 43R38315. SUBJECT TO TEMPORARY RIGHTS OF WAY 
OVER PART LT 208, PL M21 DESIGNATED AS PART 5 ON 43R38315 
FOR THE BENEFIT OF PART LT 208, PL M21 DESIGNATED AS 
PARTS 8, 10, 12, 17, 20, 21, 22, 24 AND 25, PLAN 43R-38315 AS IN 
PR3352636; TOGETHER WITH TEMPORARY RIGHTS OF WAY 
OVER PART LT 208, PL M21 DESIGNATED AS PARTS 8, 10, 12, 17, 
20, 21, 22, 24 AND 25, PLAN 43R-38315 AS IN PR3352636 SUBJECT 
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TO AN EASEMENT AS IN PR3338119 SUBJECT TO AN EASEMENT 
OVER PART LT 208, PL M21 DESIGNATED AS PART 5 ON 43R38315 
IN FAVOUR OF PART LT 208, PL M21 DESIGNATED AS PARTS 8, 
10, 12, 17, 20, 21, 22, 24 AND 25, PLAN 43R-38315 AS IN PR3352636 
TOGETHER WITH AN EASEMENT OVER PART LT 208, PL M21 ; 
DESIGNATED AS PARTS 12 & 22 ON 43R-38315 AS IN PR3352636 
TOGETHER WITH AN EASEMENT OVER PART LT 208, PL M21 ; 
DESIGNATED AS PART 17 ON 43R-38315 AS IN PR3352636 
TOGETHER WITH AN EASEMENT OVER PART LT 208, PL M21 ; 
DESIGNATED AS PARTS 20, 21, 24 & 25 ON 43R-38315 AS IN 
PR3352636 TOGETHER WITH AN EASEMENT OVER PART LT 208, 
PL M21 ; DESIGNATED AS PARTS 8, 10, 12, 17, 20, 21, 22, 24 AND 25, 
PLAN 43R-38315 AS IN PR3352636 CITY OF MISSISSAUGA 

 
Pin:   132220418 
 
 
2.1.2 PREVIOUS APPROVAL 
 
On November 17th,  2015, Council approved a development on the subject property to permit 83 
condominium townhouses in addition to the existing 13 storey rental apartment building (OZ 
14/002 W). The owner’s have opted to revert back to a rental housing model. The application is 
no longer being pursued and is referred to herein as the “previous approval.”  

 
2.2 AREA CONTEXT    
 
The subject property is surrounded by predominately residential, commercial, and open space uses. 
The following provides a more detailed description of the uses surrounding the subject property:  
 
2.2.1 Immediate Surrounding Area    
 
North: The property to the north of the subject property, 6779 Glen Erin Drive, contains a 

development which consists of several two storey townhouse buildings.  
 

East: Immediately east of the subject property is the Maplewood Park Pathway. Further 
east, beyond the Maplewood Park Pathway is another development which consist 
of several two storey townhouse buildings. 

 
South: The property immediately to the south of the subject property, 2770 Aquitaine 

Avenue, contains a nine-storey residential apartment building.  
 

West: The property immediately to the west of the subject property, 6720 Glen Erin Drive, 
contains a thirteen (13) storey rental apartment building, a two-storey parking 
garage, a surface parking area, and an outdoor swimming pool. 
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2.3 NEIGHBOURHOOD CONTEXT    
  
The subject property is located within the Meadowvale Neighbourhood Character Area (The 
“Meadowvale Neighbourhood”), as defined by the City of Mississauga Official Plan. The 
Meadowdale Neighbourhood is generally centred around the Meadowvale Town Centre 
Community Node, which is located at the southeast corner of Winston Churchill Boulevard and 
Aquitaine Avenue. The Meadowvale Neighborhood is an established community comprised of 
various land uses, dwelling types, and tenures. The residential uses contained within the 
Meadowvale Neighborhood range significantly, including single-detached, semi-detached, 
townhouses, medium and high-rise apartment buildings. The Meadowvale Town Centre contains 
a mix of retail, personal service, automobile service, restaurants, institutional, recreational and 
cultural uses which are all within walking distance of the subject property. These include the 
Meadowvale Library and Community Centre, St Francis of Assisi Anglican Church, LifeLabs 
Medical Laboratory Services, and Metro Supermarket. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



G
LE

N
 E

R
IN

 D
R

IV
E

AQUITAINE AVENUE

Scale: N.T.S.

September 4, 2020

FIGURE 1
SITE CONTEXT
6719 Glen Erin Drive, City of Mississauga,
Regional Municipality of Peel

Subject Property

LEGEND

AutoCAD SHX Text
P:\1185-001\7. Drawings\7.1 GSAI\2020 09 September\PJR Figures September 4 20.dwg



AQUITAINE AVENUE

G
L
E

N
 E

R
IN

 D
R

IV
E

 BAY R
O

AD

M
O

N
T
E
V
ID

E
O

GANANOQUE DRIVE

W
IN

S
T

O
N

 C
H

U
R

C
H

IL
L
 B

O
U

L
E

V
A

R
D

DERRY ROAD WEST

R
O

A
D

SH
ELTER

EXISTING LOW
RESIDENTIAL

EXISTING LOW
RESIDENTIAL

EXISTING MEDIUM
RESIDENTIALEXISTING MEDIUM

RESIDENTIAL

EXISTING MEDIUM
RESIDENTIAL

EXISTING MEDIUM
RESIDENTIAL

EXISTING MEDIUM
RESIDENTIAL

EXISTING MEDIUM
RESIDENTIAL

EXISTING LOW
RESIDENTIAL

MAPLEWOOD PARK

EXISTING
HIGH DENSITY
RESIDENTIAL

EXISTING
 HIGH DENSITY
RESIDENTIAL

EXISTING MEDIUM
RESIDENTIAL

EXISTING
MEDIUM

RESIDENTIAL MEADOWVALE
COMMUNITY

CENTRE

LAKE AQUITANE PARK

EXISTING MEDIUM
RESIDENTIAL

EXISTING MEDIUM
RESIDENTIAL

EXISTING LOW
RESIDENTIAL

EXISTING LOW
RESIDENTIAL

MEADOWVALE
TOWN CENTRE

SHELTER BAY
PUBLIC SCHOOL

HUNTER'S
GREEN

MISSISSAUGA
CHRISTIAN
ACADEMY

MAPLE WOOD
PUBLIC SCHOOL

EXISTING
HIGH DENSITY
RESIDENTIAL

M
A

P
L
E

W
O

O
D

 P
A

R
K

 P
A

T
H

W
A

Y

M
A

P
L
E

W
O

O
D

 P
A

R
K

 P
A

T
H

W
A

Y

HUNTER'S G
REEN PATHW

AY

Scale: N.T.S.

September 4, 2020

FIGURE 2
AERIAL CONTEXT PLAN
6719 Glen Erin Drive, City of Mississauga,
Regional Municipality of Peel

Subject Property

LEGEND

AutoCAD SHX Text
P:\1185-001\7. Drawings\7.1 GSAI\2020 09 September\PJR Figures September 4 20.dwg



Glen Schnarr & Associates Inc.  

13 
 

3.0 SERVICES AND TRANSPORTATION 
  

The subject property is located within an established neighborhood which is served by a variety of 
community, amenity, commercial and transportation options and services. The following section 
describes the services in the vicinity of the subject property.   
 
3.1 FACILITIES, SERVICES AND RECREATION 
 
The subject property currently includes existing accessible walkways and paths providing access 
to the surrounding public sidewalk and trail network which connects with the surrounding 
community. The Maplewood Park Pathway which is located adjacent to the subject property 
includes a multi-purpose trail network that integrates several parks throughout the Meadowvale 
neighbourhood and the City of Mississauga. Specifically, the Maplewood Park Pathway provides 
the subject property with direct connections to the Maplewood Park to the north and Lake 
Aquitaine Pak to the south. The extensive trail network and sidewalk system provides a pedestrian 
and bicycle network which allows residents to connect to the surrounding amenities and transit 
networks. The summary below provides a comprehensive list of facilities, services and recreation 
opportunities in the vicinity of the subject property: 
 
Parks & Recreation     

 Maplewood Park 
 Hunters Green Park  
 Lake Aquitaine Park 
 Pinetree Grove Park 

 Glen Eden Park 

 Eden Woods Park 

 Settler's Green 

 Plowman's Park 

 Meadowvale Trail  
 
Schools 

 Shelter Bay Public School 
 Meadowest Preschool 
 Mississauga Christian Academy 
 Maple Wood Public School 
 Primary Prep Academy 
  

 
 St. Teresa of Avila Separate 

School 
 Meadowvale French Montessori 

School & Daycare 
 Meadowvale Secondary School 

 

 

 Canada's Professional School of 
Music & Arts 

 Taleem Academy 
 
Library  

 Meadowvale Library and 
Community Centre 

 
Commercial  

 Metro Supermarket 
 Shoppers Drug Mart  
 Canadian Tire  
 Bank of Montreal  

 
Medical  

 Winston Churchill Medical 
Centre  

 Peel Public Health Clinic – 
Meadowvale  

 LifeLabs Medical Laboratory 
Services 

 Credit Valley X-Ray & 
Ultrasound  

 Rebound Health and Wellness  
 Healthy Sexuality Clinic  
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Mobility 

 Mi-way Major Transit Terminal  
 Various Mississauga Transit 

Stops  

 Meadowvale GO Station  
 
Place of Worship 

 St Francis of Assisi Anglican 
Church

 
3.2 TRANSPORTATION AND TRANSIT  
 
Glen Erin Drive and Aquitaine Avenue are designated as Major Collector roads on Schedule 5 – 
Long Term Road Network, in the City of Mississauga Official Plan. The Major Collector roads 
are shown as having a right-of way width of 26 meters and are designed to accommodate moderate 
traffic volumes.  
 
The Meadowvale Town Centre – Major Transit Terminal is located within walking distance from 
the subject property. As such, Aquitaine Avenue and Glen Erin Drive are both serviced by transit 
through bus routes 21, 27, 42, 44, 48, 57, 64, and 90. These routes run during the weekday/and or 
weekend depending on the route. These bus routes provide direct access to the Meadowvale GO 
Station which is located approximately 1.0 kilometres northeast of the subject property. The 
Meadowvale GO Station provides efficient connections to the larger Regional public transit system 
and is identified as a Major Transit Station Area by the current Provincial policy framework.  
 
3.3 EXISTING SURROUNDING RESIDENTIAL DEVELOPMENTS 
 
The table below provides a summary of existing residential buildings located within the 
Meadowvale Neighborhood relevant to the proposed development: 
 
Municipal Address  Building Height 
2929 Aquitaine Avenue  12 storeys  
6720 Glen Erin Drive  11 storeys  
2770 Aquitaine Avenue  9 storeys 
2797 Battleford Road 12 storeys  
2900 Battleford Road  15 storeys  
6550 Glen Erin Road  14 storeys  
6509 Glen Erin Drive  10 storeys  
2699 Battleford Road  14 storeys  
2645 Battleford Road  17 storeys  
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4.0 PROPOSED DEVELOPMENT  
 
The following section provides an overview of key development configuration and design details 
and provides a breakdown of the key statistics associated with existing and proposed development.  
 
4.1 DEVELOPMENT OVERVIEW  
 
The proposed development contemplates the redevelopment of the westerly portion of the subject 
property which currently contains an existing two-storey parking garage, the northerly portion of 
the subject property which currently contains landscape/open space areas, and the interior to the 
subject property which is currently occupied by a surface parking area and an outdoor swimming 
pool. The proposed development consists of a twelve (12) storey residential apartment building 
(herein referred to as the “proposed building”) and five (5) residential townhouse blocks (herein 
referred to as the “proposed townhouses”). In addition to the proposed building and townhouses, 
the proposed development will also include a new vehicular drop off area for the existing building 
and renewed landscape and amenity areas. Through infill development, the proposed development 
will contribute to the creation of complete and compact communities and the growth targets 
identified in current Provincial and Municipal policy.  
 
The proposed building is composed of a two-storey podium and a ten-storey tower with the top 
two levels being offset from the podium. Extended off the main building envelope of the structure, 
the ground floor creates space for large amenity areas serving the entire community. 
 
The proposed development contemplates a total of 217 new residential units and an additional 
Gross Floor Area (“GFA”) of  19,406 square meters (208,884 square feet) to the existing 16,305 
square meters (176,505 square feet) of GFA, which will create a new total GFA of 35,711 square 
meters (384,390 square feet). The combined new unit count (existing and proposed) will be 396 
rental units and a total building GFA of 35,711 square meters (384,390 square feet), resulting in a 
total net density of 220 units/hectare and a floor space index (FSI) of 1.98. A total of 431 parking 
spaces are being proposed to facilitate the proposed development.  
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4.2 STATISTICS  
 
The table below provides an overall summary of pertinent development statistics: 
 
Proposed Development Statistics  
Existing and Proposed Unit Count  
Existing Units  179 Units  
Proposed Units (Townhouses) 33 Units  
Proposed Units (High Rise) 184 Units  
Total Proposed (New) Units  217 Units  
Total Units (Existing and Proposed)  396 Units  
Gross Floor Area/Density  
Existing GFA  16,305 square meters 

(175,505.56 square feet) 
GFA Proposed (Townhouses) 4,292 square meters (46,198.70 

square feet) 
GFA Proposed (High Rise) 15,114 square meters 

(162,685.474 square feet) 
Total GFA (Existing and Proposed) 35,711 square meters 

(384,390.01 square feet) 
Floor Space Index (FSI)  1.98 
Density (units/hectares) 220 Units/Hectare 
Coverage  
Lot Coverage  27.9% 
Landscaped Area  56.6% 
Paved Area  15.5% 
Easterly Setback to Maplewood Pathway 5.7 – 7.8 metres  
Parking  
Resident Parking Spaces Proposed 358 parking spaces 
Visitor Parking Spaces 82 parking spaces  
Total Parking Spaces Proposed 431 parking spaces 
Total Bicycle Parking Spaces 232 bicycle parking spaces  

 
4.3 ACCESS AND CONNECTIVETY  
 
The existing vehicular access from Glen Erin Drive will be maintained. A new vehicular drop-off 
area is proposed for the existing building nearest Aquitaine Avenue. The buildings will continue 
be situated around a communal courtyard which includes a central loop that is comprised of a two-
lane road and various pedestrian walkway routes to allows residents to navigate throughout the 
property and adjacent areas. The vehicular and pedestrian circulation has been oriented around the 
amenity courtyard to easily facilitate drop-offs and pick-ups.  
 
Walkways proposed will provide direct connections and walkability from all areas of the subject 
property to the surrounding services and amenities. One pedestrian walkway which is currently 
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located on the northern portion of the subject property that connects the Maplewood Park Pathway 
to the interior of the site will be removed. However, a second connection point to the Maplewood 
Park Pathway is being proposed between the two townhouse blocks on the eastern portion of the 
subject property. An excellent level of connectivity between the buildings and the existing 
Maplewood Park Pathway trail network surrounding the subject property will be maintained. 
 
4.4 AMENITY AREAS  
 
The proposed building includes a large area of indoor amenity space located on the ground level 
of the building. The amenity space located on the ground level is intended to be used as a 
communal space by the members of the entire community, including members of the townhouse 
dwellings and the existing apartment building. Indoor amenities may include a swimming pool, 
party room, gym and other spaces such as meeting rooms, library, community centre, and 
children’s areas.  
 
In addition, the proposed development also includes a variety of outdoor amenity space for the 
residents. The second level of the proposed high-rise building will include a portion of outdoor 
amenity space on the rooftop. A communal courtyard, located in the interior of the proposed 
development, is intended to be used as an outdoor amenity area for all residents. The proposed 
outdoor amenity areas are intended can include green roofs, landscaped areas, and a children’s 
playground facility and potential a new pool. Details of the outdoor amenity areas will be provided 
at the Site Plan Application stage through a detailed landscape plan. We have included a 
preliminary landscape plan with this submission to demonstrate how this can be achieved and to 
illustrate potential scenarios (refer to the Urban Design Brief included with this submission).  
 
In addition to the amenity areas outlined above, all units within the new 12 storey building will 
contain balconies and each townhouse unit will have front and rear yards which will serve as 
private amenity areas for each tenant. Rear yards of the east-facing townhouses can be unclosed, 
creating continuity with the Maplewood Park Pathway. The balconies of the units which front 
along Glen Erin Drive will aid in activating the pedestrian realm and increase the natural 
surveillance by providing eyes on the street which will in turn help enhance public safety.  
 

4.5  ARCHITECTURE  
 
The proposed apartment buildings massing includes two (2) levels of podium with a ten (10) storey 
tower which sits above it. The podium aids in the activation the street front along Glen Erin Drive. 
Additionally, the top two levels of the proposed apartment building have been stepped back 
minimize the obstruction of sunlight onto the public realm along Glen Erin Drive. The proposed 
apartment building includes a 3.5 metre setback from Glen Erin Drive, which will help integrate 
the building with the street line.  Additionally, the tower portion of the proposed apartment 
building has been sited to towards the north portion of the building podium to provide an 
appropriate separation of 21.1 metres between the existing thirteen (13) storey apartment building 
and the tower portion of the proposed building. This separation distance will ensure the proposed 
development provides adequate daylight, private, and view preservation to the surrounding areas. 
The Urban Design Brief included with this submission provides a detailed presentation of the 
proposed buildings.  
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4.6 PARKING  
 
In order to facilitate the proposed development, there are two new underground parking areas 
proposed along with several new surface parking spaces. The existing parking garage will be 
demolished. The proposed parking area located beneath the proposed high-rise building includes 
one level of underground parking which contains 141 parking spaces. The proposed parking area 
located beneath the proposed townhouse blocks and outdoor amenity area includes two levels of 
underground parking which contains 284 parking spaces. There are 15 new parking spaces located 
in various locations around the courtyard. A total of 431 parking spaces, comprised of 358 parking 
spaces and 82 visitor parking spaces, are proposed on-site to meet the requirements of the proposed 
and existing buildings.  
 
4.7 TENURE 
 
All existing apartment units will remain as rental units and there is no proposal to remove these 
units from the existing rental housing stock. New residential apartment and townhouse units will 
be purpose-built rental units will be used for residential rental apartment units. The proposed high-
rise building will include the addition of 120 one-bedroom, 61 two-bedroom, and 3 three-bedroom 
purpose built rental units. The proposed townhouses will include 33 additional townhouse rental 
units. The 217 new purpose building rental units included in the proposed development will add 
to the City of Mississauga’s rental housing stock which will ultimately benefit the community and 
the city as a whole.  
 
4.8 PHASING PLAN 
 
The development of the subject property will occur in three phases, which are described in detail 
below. 
 
4.8.1 PHASE 1  
 
As part of Phase 1 of the proposed development, the north and east portions of the subject property 
which contain landscape/open space areas, and the interior portion of the subject property which 
is occupied by surface parking areas, landscape/open space areas, and an outdoor swimming pool 
is proposed to be demolished.  
 
Phase 1 one of the proposed development will also include the construction of a temporary access 
point which will be located east of the existing building. This access route will provide two-way 
vehicular access off Aquitaine Avenue. The temporary access will traverse the subject property 
and will connect to the existing entrance route onto Glen Erin Drive. The purpose of the temporary 
access route is to allow the existing development to function adequately, while the lands describes 
in the first phase are being demolished.  
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4.8.2 PHASE 2 
 
Phase 2 of the proposed development will include the construction of a two (2) level underground 
parking garage which will be located in the north, east, and internal portion of the property. 
Additionally, this phase will include the development of five (5) residential townhouse blocks, 
which will be situated above the underground parking garage, along the north and east property 
boundary. The townhouse blocks consist of thirty-three (33) rental units which all have a building 
height of three (3) storeys and are situated around a new amenity area. the development of five (5) 
residential townhouse blocks, which are situated along the north and east property boundary. 
 

4.8.3 PHASE 3 
 
Phase 3 of the proposed development will include the demolition of the existing two-level parking 
garage located on the westerly portion of the subject property, perpendicular to Glen Erin Drive. 
The existing open space, trees and landscaped areas surrounding the existing parking garage will 
also be demolished as part of the Phase 3 redevelopment.  
 
Phase 3 includes the development of a twelve (12) storey high rise residential apartment building. 
The proposed high-rise building will generally be located where the existing two-level parking 
garage was located on the westerly portion of the subject property. A total of 184 rental residential 
units are proposed in the high-rise building, of which 120 are one-bedroom units, 61 units are two 
bedroom, and 3 units are three bedrooms.  As part of the Phase 3 development, one (1) new level 
of underground parking is being proposed.  
 
Refer to the enclosed Phasing Plan included in the Architectural drawing package prepared by IBI 
group for further details of the phasing of the proposed development.  
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5.0 LAND USE POLICIES  
 
As required by Sections 2 and 3 of the Planning Act, the following section provides a land use 
policy analysis of the proposed Amendments in the context of the Provincial Policy Statement 
(2020), A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019), the Region of 
Peel Official Plan (Office Consolidation 2016), the City of Mississauga Official Plan (Office 
Consolidation, 2019) and the City of Mississauga Zoning By-law 0225-2007.   
 
This Report demonstrates how the proposed Amendments represent good planning and how the 
existing Official Plan and Zoning By-law policies applicable to the subject property can be refined 
to better conform with the current policy guidance at the Provincial level. 
 
5.1 PROVINCIAL POLICY STATEMENT (2020) 
 
Section 3 of the Planning Act requires that planning authorities “shall be consistent” with the 
Provincial Policy Statement (the “PPS”) when exercising any authority that affects planning 
matters. 
 
On February 28, 2020, the Ministry of Municipal Affairs and Housing released the Provincial 
Policy Statement, 2020. It has come into effect as of May 1, 2020. All decisions on or after that 
date under the Planning Act, or that affect a planning matter will be required to be consistent with 
the new PPS. As such, the proposed development applications have been reviewed under the 
policies contained in the PPS 2020. 
 
The PPS provides planning direction on matters of Provincial interest related to land use planning 
and development. It sets the policy foundation for regulating the development and use of land. The 
intent of the PPS is to provide for appropriate development while protecting resources of provincial 
interest, public health and safety, and the quality of the natural and built environment. 
 
As set out in the PPS, Ontario’s long-term prosperity, environmental health, and social well-being 
depend on a coordinated approach to wisely managing change and promoting efficient 
development patterns that result in strong and healthy communities. This is achieved by balancing 
environmental protection, economic growth, public health and safety, and the need for strong, 
livable, healthy and compete communities. The PPS must be read in its entirety, while considering 
all applicable policies and how they work together. 
 
5.1.1 Growth Management 
 
The PPS contains policies relating to the management and direction of land uses to achieve 
efficient and resilient development and land use patterns. Section 1.1.1 and 1.1.2 of the PPS 
provides that: 
 

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; 
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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)  improving accessibility for persons with disabilities and older persons by 

addressing land use barriers which restrict their full participation in 
society; 

 
g)  ensuring that necessary infrastructure and public service facilities are or 

will be available to meet current and projected needs; 
  
h)  promoting development and land use patterns that conserve biodiversity; 

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

 
1.1.2  Sufficient land shall be made available to accommodate an appropriate range and 

mix of land uses to meet projected needs for a time horizon of up to 25 years, 
informed by provincial guidelines. However, where an alternate time period has 
been established for specific areas of the Province as a result of a provincial 
planning exercise or a provincial plan, that time frame may be used for 
municipalities within the area.  

 
Within settlement areas, sufficient land shall be made available through 
intensification and redevelopment and, if necessary, designated growth areas.  
 
Nothing in policy 1.1.2 limits the planning for infrastructure, public service 
facilities and employment areas beyond a 25-year time horizon. 
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The proposed Amendments are consistent with Sections 1.1.1 and 1.1.2 of the PPS as the subject 
property will provide a rental tenure in a variety of townhouse, one-bedroom, two-bedroom and 
three-bedroom configurations. This will in-turn assist in meeting the long-term needs of a healthy, 
liveable and safe community. Additionally, the subject property is located within an area that has 
access to a variety of day to day services, employment and amenities for existing and future 
residents. The subject property is well-served by transit and development is transit-supportive. 
Technical studies produced in support of the proposed development demonstrate that existing 
services and infrastructure can be utilized. Accessibility access is maintained throughout the 
buildings by providing connections to the numerous walkways and connections proposed.  
Intensification of the subject property is a cost-effective and efficient development in an area well 
served by transit and services. The redevelopment of the subject property will contribute to the 
creating of healthy, safe and livable communities and is therefore consistent with Sections 1.1.1 
and 1.1.2 of the PPS.  
 
Section 1.1.3 further indicates that land use patterns within settlement areas shall be planned based 
on densities that will efficiently use land and resources. Section 1.1.3 of the PPS provides that: 
 

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; 
and  

 
g)  are freight-supportive. 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.  

 
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 
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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. 

 
1.1.3.6 New development taking place in designated growth areas should occur adjacent 

to the existing built-up area and should have a compact form, mix of uses and 
densities that allow for the efficient use of land, infrastructure and public service 
facilities. 

 
The subject property is located within a Settlement Area where growth and development are 
intended to occur. The proposed development proposes an increase in residential density in an area 
with existing infrastructure. Supporting studies demonstrate how risks to public health and safety 
are addressed through the completion of a Phase 1 Environmental Site Assessment, Functional 
Servicing Report, Acoustical Feasibility Study and Quantitative Wind Study. Please see the 
Technical Reports section of this report for a summary of the conclusions of these studies. 
 
The proposed Amendments accommodate transit supportive development as the subject property 
is serviced by City of Mississauga bus routes and is located less than 500 meters from the 
Meadowvale Town Centre – Major Transit Terminal and is approximately one kilometre from the 
Meadowvale GO Station, which is considered roughly a ten minute walk from the subject property. 
The subject property sits just outside of what the Province currently constitutes a Major Transit 
Station Area, being 500-800 metres from a transit station (Meadowvale GO).  
 
The proposed development includes a well-connected internal pedestrian network including a new 
outdoor amenity space. The proposed development also includes connections to existing 
sidewalks, trail networks and public transportation systems thereby encouraging walking and use 
of public transit as options for alternative modes of transportation. The proposed development is 
transit supportive as existing and future residents will be within walking distance to numerous bus 
routes travelling east-west along Aquitaine Avenue and north-south along Glen Erin Drive. These 
connections ultimately provide access to the Meadowvale GO Station which provides efficient 
connection to the larger regional public transit system. 
 
Additionally, the proposed development contributes to a desirable pedestrian realm by animating 
the streetscape along Glen Erin Drive by providing architecturally interesting building facades and 
soft landscaping techniques. For these reasons, the subject property is well suited for 
intensification and is consistent with the above noted PPS policies.  
 
5.1.2 Housing  
 
The PPS requires that an appropriate range of housing types and densities be provided in order to 
meet the current and future needs of residents of the regional market area. To achieve this, the PPS 
encourages the development of new housing through residential intensification and redevelopment 
in locations where it can take advantage of existing and planned infrastructure, including transit 
infrastructure. Section 1.4.1 of the PPS provides that:  
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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; and  
 

b)  maintain at all times where new development is to occur, land with 
servicing capacity sufficient to provide at least a three-year supply of 
residential units available through lands suitably zoned to facilitate 
residential intensification and redevelopment, and land in draft approved 
and registered plans.  

 
The proposed development will contribute to providing as apartment and townhouse rental units  
which contributes to the range and mix of housing options available to the area. All the units 
included as part of the proposed development will be purpose built rental units, which will 
ultimately contribute to the City of Mississauga rental housing stock.  
 

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:  

 
a) establishing and implementing minimum targets for the provision of 

housing which is affordable to low and moderate income households and 
which aligns with applicable housing and homelessness plans. However, 
where planning is conducted by an upper-tier municipality, the upper-tier 
municipality in consultation with the lower-tier municipalities may identify 
a higher target(s) which shall represent the minimum target(s) for these 
lower-tier municipalities;  
 

b) permitting and facilitating:  
1.  all housing options required to meet the social, health, economic and 

well-being requirements of current and future residents, including 
special needs requirements and needs arising from demographic 
changes and employment opportunities; and  
 

2. all types of residential intensification, including additional residential 
units, and redevelopment in accordance with policy 1.1.3.3;  

 
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;  
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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. 

 
The proposed development presents a highly efficient use of the subject property as it is located in 
an optimal location to able to accommodate an increase in residential density. The area has access 
to a number of key features including, but not limited to, day to day services and amenities, schools 
and inter and intra regional transit routes. Additionally, the proposed development will be utilize 
available existing infrastructure. The proposed development will contribute to the overall housing 
stock in the area while also contributing to the supply of rental housing in the City of Mississauga 
which achieves the objectives of the PPS as it relates to the provision of a range of housing forms 
required to meet the needs of current and future residents. The proposed development is transit-
supportive given it’s location on existing bus routes, on the periphery of a MTSA and within 
walking distance to the Meadowvale bus station. The proposed development is therefore 
consistency with Section 1.4 of the PPS.  
  
5.1.3 Public Spaces, Recreation, Parks, Trails, and Open Space 
 
Policy 1.5 of the PPS contains policies to ensure the creation of effective and safe recreational 
opportunities: 
 

1.5.1  Healthy, active communities should be promoted by:  
a)  planning public streets, spaces and facilities to be safe, meet the needs of 

pedestrians, foster social interaction and facilitate active transportation 
and community connectivity;  

 
b)  planning and providing for a full range and equitable distribution of 

publicly accessible built and natural settings for recreation, including 
facilities, parklands, public spaces, open space areas, trails and linkages, 
and, where practical, water-based resources;  

 
The proposed development provides multiple connections to the existing sidewalk network and 
adjacent multi-purpose trail network, while improving the internal pedestrian network that 
provides improved connectivity between the buildings on the subject property. These connections 
will facilitate safe and active transportation opportunities for residents to access the surrounding 
neighbourhood amenities. Furthermore, the proposed development will include a new street wall 
along Glen Erin Drive which will be designed with active building frontages. This will implement 
CPTED (Crime Prevention Through Environmental Design) principles by providing eyes on the 
street and natural surveillance and enhancing the public safety. Furthermore, new amenity space 
will be provided as part of the proposed development which facilitate social interaction and 
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promote activity for new and existing residents of the development. As such, the proposed 
development demonstrates consistency with Policy 1.5.1 of the PPS. 
 
5.1.4 Infrastructure  
 
The Infrastructure policies in Section 1.6 of the PPS relate to land use and transportation 
infrastructure services and facilities and further indicates that intensification and redevelopment in 
Settlement Areas accessible to existing municipal services should be sought.  
 

1.6.1  Infrastructure and public service facilities shall be provided in an efficient manner 
that prepares for the impacts of a changing climate while accommodating projected 
needs. 

 
Planning for infrastructure and public service facilities shall be coordinated and 
integrated with land use planning and growth management so that they are:  

a) financially viable over their life cycle, which may be demonstrated 
through asset management planning; and  
 

b)  available to meet current and projected needs. 
 

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. 

 
1.6.7.2  Efficient use should be made of existing and planned infrastructure, 

including through the use of transportation demand management strategies, 
where feasible. 

 
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. 

 
1.6.6.7  Planning for stormwater management shall:  

a) be integrated with planning for sewage and water services 
and ensure that systems are optimized, feasible and 
financially viable over the long term;  

b) minimize, or, where possible, prevent increases in 
contaminant loads; 

c) minimize erosion and changes in water balance, and 
prepare for the impacts of a changing climate through the 
effective management of stormwater, including the use of 
green infrastructure;  
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d) mitigate risks to human health, safety, property and the 
environment;  

e) maximize the extent and function of vegetative and pervious 
surfaces; and  

f)  promote stormwater management best practices, including 
stormwater attenuation and re-use, water conservation and 
efficiency, and low impact development. 

 
The proposed development is consistent with Section 1.6 as it will be serviced through the 
extension of existing municipal infrastructure and make use of the existing public roads providing 
as demonstrated in the Traffic Impact Study and FSR/SWM. As outlined in the Functional 
Servicing and Stormwater Management Report prepared by Skira & Associates Inc., the proposed 
development can be fully serviced through the available services along Glen Erin Drive and 
Aquitaine Avenue. Additionally, the subject property is in a location that is well connected to a 
multi modal transportation network which provides opportunities for a decreased reliance on 
private automobile travel are therefore is consistent with the policies of the PPS. 
 
Policy 1.7.1 of the PPS provides that long-term prosperity should be supported by optimizing the 
use of land, resources, infrastructure and public service facilities, maintaining and enhancing the 
viability of downtowns and main streets, and encouraging a sense of place by promoting well 
designed built form and cultural planning. The proposed development contributes new rental 
housing units that can be serviced by existing facilities and by providing a new and improved 
public realm on Glen Erin Drive. The proposed buildings are of a high-quality urban design and 
contribute to a well-designed built form that defines the street and will contribute to the evolution 
of the changing character of the Meadowvale Character Area and Node. The proposed 
Amendments are consistent with Policy 1.7.1. of the PPS. 
 
As demonstrated above, the proposed development is consistent with the policies of the PPS as it 
results in the intensification of a property which is located within the existing Settlement Area. 
The proposed development efficiently utilizes the existing stock of land, municipal infrastructure, 
and community facilities to help minimize the financial and long-term impacts of the development. 
The proposed development contributes to the City of Mississauga’s existing rental housing stock 
which furthers the objectives outlined in the PPS as they relate to the provisions of a range of 
housing forms to meet the needs of current and future residents. Additionally, the proposed 
development can be fully serviced through existing municipal infrastructure and the proposed 
increase in density provides a compact built form which will promote active transportation and 
minimizing the number of vehicular trips.  
 
It is for these reasons that we are of the opinion that the proposed Amendments are consistent with 
the PPS policies and further will continue to uphold the intended function of the area. 
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5.2 THE GROWTH PLAN FOR THE GREATER GOLDEN HORSESHOE (2019) 
 
The Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) came into effect in May 
of 2019, replacing the 2017 Growth Plan. Under the Planning Act, all planning decisions with 
respect to land use shall conform to the Growth Plan. The Growth Plan is intended to be a 
framework for implementing the Province’s vision for supporting strong prosperous communities 
through managing growth in the Region through 2041. The 2019 Growth Plan builds from the 
progress of the former plan and provides stronger policies regarding the importance of optimizing 
the use of land and infrastructure as well as the achievement of complete communities. This Report 
has considered Amendment 1 to the Growth Plan which came into affect on August 28, 2020. 
 
The Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) builds on the policy 
directions contained in the PPS and in this regard, is intended to function as a policy framework 
for achieving complete communities, a thriving economy, a clean and healthy environment and 
social equity by managing growth in the Greater Golden Horseshoe (GGH) Region. Complete 
communities offer and support opportunities for people of all ages and abilities to conveniently 
access most of the needs for daily living, including an appropriate mix of jobs, local stores, 
services, and a full range of housing, recreation and public service facilities, and active 
transportation options. These communities are intended to be age friendly and may take different 
forms and shapes appropriate to their context. 
 
The Growth Plan facilitates this vision by reinforcing the need to direct growth to settlement areas 
that have the capacity to accommodate growth, and prioritizing intensification within these areas. 
A range and mix of housing options, including affordable housing, to serve all sizes, incomes and 
ages of households is supported. Promoting transit and ensuring that there are adequate water and 
wastewater services to support growth are also key components of the Growth Plan. The policies 
contained in the Growth Plan guide infrastructure, transportation and land use planning in the 
GGH. The goal of the Growth Plan is to enhance the quality of life for residents. The policies of 
the Growth Plan must be read in a manner that recognizes that it is an integrated policy framework. 
It must also be read in conjunction with other provincial plans and the PPS. 
 
The subject property is located within an identified “Built-up Area”, being the City of Mississauga. 
Intensification is encouraged within Built-up Areas where infrastructure and public service 
facilities are available, so long as appropriate land use compatibility and transition of built forms 
is achieved. Section 1.2 of the Growth Plan provides overarching policy guidance with respect to 
complete communities, a range and mix of housing and the protection of natural heritage features 
and systems:  
  1.2.1 

 Support the achievement of complete communities that are designed to 
support healthy and active living and meet people’s needs for daily living 
throughout an entire lifetime. 
 

 Support a range and mix of housing options, including second units and 
affordable housing, to serve all sizes, incomes, and ages of households. 

 



Scale: N.T.S.

September 4, 2020

FIGURE 6
REGION OF PEEL OFFFICIAL PLAN
SCHEDULE 'D4' THE GROWTH POLICY
AREAS IN PEEL
6719 Glen Erin Drive, City of Mississauga,
Regional Municipality of Peel

Subject Property

LEGEND

SUBJECT
PROPERTY

AutoCAD SHX Text
P:\1185-001\7. Drawings\7.1 GSAI\2020 09 September\PJR Figures September 4 20.dwg



Glen Schnarr & Associates Inc.  

33 
 

 Protect and enhance natural heritage, hydrologic, and landform systems, 
features, and functions. 
 

The proposed development will contribute to complete communities by providing a range and mix 
of housing by providing a rental tenure and by contributing to the variation of rental housing stock 
by providing for five (5) blocks of rental townhouses. There are no heritage, hydraulic or landform 
systems associated with the proposed development and existing natural parks and functions are 
incorporated into the proposed development by providing a harmonious transition with a 5-7 metre 
setback and generous landscaping. As such, the proposed development conforms with Policy 1.2.1 
of the Growth Plan. 

 
5.2.1  Growth Management 
 
Chapter 2 of the Growth Plan is entitled Where and How to Grow. The Growth Plan recognizes 
that well planned and optimized infrastructure is important to the viability of communities and to 
economic competitiveness, quality of life, and the delivery of public services. It provides the 
framework to guide and prioritize infrastructure planning and investments in the GGH to support 
and accommodate forecasted growth. The Growth Plan provides the following growth 
management policies:   
 

2.2.1 Managing Growth 
 
2.2.1.2 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 undelineated built-up areas; 
ii.  are not serviced by existing or planned municipal water and 

wastewater 
iv. 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 
v. 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. 
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The proposed development includes an increase in residential density within an existing Settlement 
Area and the delineated Built-Up Area and will utilize existing municipal infrastructure and 
services. The proposed development will support the use of existing transit and active 
transportation infrastructure. The proposed development will contribute to the creation of a 
complete community by expanding the options for housing in the community and promoting 
intensification within a well serviced area containing a range of commercial, institutional, 
recreational and other uses that will meet the daily needs of future residents. The proposed 
Amendments conform to Section 2.2.1 of the Growth Plan.  
 
With respect to the establishment of complete communities, Policy 2.2.1.3 and 2.2.1.4 provides 
that: 
 

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

 
2.2.1.4.  Applying the policies of this Plan will support the achievement of complete 

communities that: 
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; and 
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f.  mitigate and adapt to climate change impacts, improve resilience, 

and reduce greenhouse gas emissions, and contribute to 
environmental sustainability. 

 
The proposed development furthers the Growth Plan’s requirements to establishment of complete 
communities by providing diverse mix of housing options which include townhouse, 1, 2, and 3 
bedroom units that are conveniently located close to existing local stores, services, schools, 
recreational opportunities, and transportation options. The enhanced amenity area along with the 
connection to the existing sidewalk and pedestrian network provided in various locations 
throughout the subject property provides opportunities to live a healthy lifestyle and live, work 
and play in the community.  
 
Additionally, the proposed development contributes to the creation of an attractive public realm 
by providing built out landscaping frontages and high-quality architectural design. The proposed 
outdoor amenity area is centrally located with open access from the proposed condominium road 
and contains an open lawn and future amenities which will support a range of activities. The 
proposed development supports existing transit and active transportation options in an area which 
is appropriately serviced. Given the location of the subject property adjacent to these transportation 
options, opportunities for reduced dependence on the automobile and a reduction in green-house 
gas emissions are provided. The proposed Amendments conform to Sections 2.2.1.3 and 2.2.1.4 
of the Growth Plan.  
 
Section 2.2.2 - Delineated Built-up Areas, establishes the growth targets for development within 
delineated Built-up Areas. The policies applicable to the proposed development provide that: 
 

2.2.2  Delineated Built-Up Areas 
 

1. By the time the next municipal comprehensive review is approved and in 
effect, and for each year thereafter, the applicable minimum intensification 
target is as follows: 
 
a.  A minimum of 50% of all residential development occurring 

annually within each of the Cities of Barrie, Brantford, Guelph, 
Hamilton, Orillia and Peterborough and the Regions of Durham, 
Halton, Niagara, Peel, Waterloo and York will be within the 
delineated built-up area. 

 
2.  Until the next municipal comprehensive review is approved and in effect, 

the annual minimum intensification target contained in the applicable 
upper- or single-tier official plan that is approved and in effect as of July 1, 
2017 will continue to apply. 

 
3. All municipalities will redevelop a strategy to achieve the minimum 

intensification target and intensification throughout delineated built-up 
areas, which will: 
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c.  encourage intensification generally throughout the delineated built-

up area; 
 

d.  ensure lands are zoned and development is designed in a manner 
that supports the achievement of complete communities; 

 
e.  prioritize planning and investment in infrastructure and public 

service facilities that will support intensification; and 
 
f.  be implemented through official plan policies and designations, 

updated zoning and other supporting documents. 
 
The proposed development will assist the City in reaching the minimum target of 50% of 
residential development occurring within a delineated Built-up Area, by intensifying an existing 
property within the Built-up Area. The proposed Amendments conform with Policy 2.2.2 of the 
Growth Plan. 
 
The location of the subject property provides ease of access to multi modal transportation options 
and will therefore encourage residents to engage in alternative modes of transportation such as 
public transit and active transportation, which are both readily available in the area. Specifically, 
the subject property is located within proximity to the Meadowvale GO Station which is identified 
as a Major Transit Station Area. The Growth Plan defines a Major Transit Station Area as follows:  
 

Major Transit Station Area The area including and around any existing or planned higher 
order transit station or stop within a settlement area; or the area including and around a 
major bus depot in an urban core. Major transit station areas generally are defined as the 
area within an approximate 500 to 800 metre radius of a transit station, representing about 
a 10-minute walk. 

 
As shown in Figure 3 – Facilities, Services, & Transportation, the subject property is located just 
over 800 meters west of the Meadowvale GO Station. As a result, we are in the opinion that Major 
Transit Station Areas polices of the Growth Plan should be considered. Section 2.2.4 Transit 
Corridors and Station Areas provides that: 
 

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 
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9.  Within all major transit station areas, development will be supported, where 
appropriate, by: 
a.  planning for a diverse mix of uses, including second units and affordable 

housing, to support existing and planned transit service levels; 
 
c.  providing alternative development standards, such as reduced parking 

standards; and 
 
d.  prohibiting land uses and built form that would adversely affect the 

achievement of transit-supportive densities. 
 

10. Lands adjacent to or near to existing and planned frequent transit should be 
planned to be transit-supportive and supportive of active transportation and a 
range and mix of uses and activities. 

 
11.  In planning lands adjacent to or near higher order transit corridors and facilities, 

municipalities will identify and protect lands that may be needed for future 
enhancement or expansion of transit infrastructure, in consultation with 
Metrolinx, as appropriate. 

 
The proposed development is in conformity with section 2.2.4 of the Growth Plan as it proposes  
a built form and density that will support existing transit infrastructure. The number of residents 
that will have access to the Meadowvale GO station will significantly increase with the full build 
out of the development proposal. The aim of supporting transit within close proximity to a MTSA 
is therefore supported by maximizing the number of potential transit users within the area. The 
proposed development conforms to the above noted policies in the Growth Plan and is transit 
supportive.  

 
The proposed development represents a desirable form of intensification in an ideal location to 
accommodate growth given its proximity to a MTSA, bus station and adjacency to several bus 
routes. The subject property is located within the Region of Peel Urban Area and the City of 
Mississauga Urban System. The proposed development achieves the above noted objectives by 
contributing to minimum intensification targets while considering the achievement of complete 
communities, and an appropriate built form, scale and transition to adjacent areas all while 
providing transit supportive development. Furthermore, the proposed development is also 
generally in keeping with the height and density of several developments surrounding the subject 
property. The proposed development conforms to the Growth Management and Major Transit 
Station Area polices of the Growth Plan. 
 
5.2.2 Housing 
 
The Section 2.2.6 of Growth Plan provides the following policy direction for housing: 
 

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

ii.  establishing targets for affordable ownership housing and 
rental housing; 

 
b.  identify mechanisms, including the use of land use planning and 

financial tools, to support the implementation of policy 2.2.6.1 a); 
 
c.  align land use planning with applicable housing and homelessness 

plans required under the Housing Services Act, 2011; and 
 
d.  implement policy 2.2.6.1 a), b) and c) through official plan policies 

and designations and zoning by-laws. 
 

2.2.6.2.  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 proposed development contributes to a mix of housing options by providing a range of unit 
options, while also increasing the inventory of rental housing. The mix of housing options in terms 
of type, size, and tenure will provide housing options for a variety of future residents. The proposed 
development will help meet the more diverse housing needs, in particular that of the middle-
income household and smaller household sizes. The proposed development conforms with Section 
2.2.6 of the Growth Plan.  
 
5.2.3 Infrastructure 
 
Section 3 of the Growth Plan discusses transportation and infrastructure. The Growth Plan 
provides the following policies:  
 

3.2.2.  Transportation – General 
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1.  Transportation system planning, land use planning, and transportation 
investment will be co-ordinated to implement this Plan. 

2.  The transportation system within the GGH will be planned and managed 
to: 
a)  provide connectivity among transportation modes for moving 

people and for moving goods; 
 
b)  offer a balance of transportation choices that reduces reliance upon 

the automobile and promotes transit and active transportation; 
 
c)  be sustainable and reduce greenhouse gas emissions by 

encouraging the most financially and environmentally appropriate 
mode for trip-be sustainable, by encouraging the most financially 
and making and supporting the use of zero- and low-emission 
vehicles; 

 
d)  offer multi-modal access to jobs, housing, schools, cultural and 

recreational opportunities, and goods and services; and 
 

   f)  provide for the safety of system users. 
 

3.2.3.  Moving People 
 

2.  All decisions on transit planning and investment will be made according to 
the following criteria: 
b)  prioritizing areas with existing or planned higher residential or 

employment densities to optimize return on investment and the 
efficiency and viability of existing and planned transit service levels; 
 

c) increasing the capacity of existing transit systems to support 
strategic growth areas; 

 
d) expanding transit service to areas that have achieved, or will be 

planned to achieve, transit-supportive densities and provide a mix 
of residential, office, institutional and commercial development, 
wherever possible; 

 
e)  facilitating improved linkages between and within municipalities 

from nearby neighbourhoods to urban growth centres, major transit 
station areas, and other intensification areas; 

 
f)  Increasing the modal share of transit, and 
 
g)  contributing towards the provincial greenhouse gas emissions 

reduction targets. 
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The interconnected nature of land use and transportation planning has been considered and further 
realized through the proposed development by providing intensification in an area that is well 
serviced by existing transit infrastructure, and by extension, aims to reduce reliance on the 
automobile and prioritize multimodal transportation options to access jobs, housing, schools, 
recreational opportunities, and goods and services. The proposed Amendments conform with 
Section 3.2.2 and 3.2.3 of the Growth Plan.  
 
Sections 3.2.6 and 3.2.7 of the Growth Plan contain policies on Water and Wastewater Systems 
and related to stormwater management, respectively, as it relates to future planned residential 
growth:  
 

3.2.6.2.  Municipal water and wastewater systems and private communal water 
and wastewater systems will be planned, designed, constructed, or 
expanded in accordance with the following:  

 
a) opportunities for optimization and improved efficiency within existing 
systems will be prioritized and supported by  strategies for energy and 
water conservation and water demand management;  
 
b) the system will serve growth in a manner that supports  achievement 
of the minimum intensification and density targets in this Plan;  
 

 3.2.7 1.  Municipalities will develop stormwater master plans or equivalent for  
   serviced settlement areas that: 
 

a) are informed by watershed planning or equivalent; 
 
b) protect the quality and quantity of water by assessing existing 
stormwater facilities and systems; 
 
c) characterize existing environmental conditions; 
 
d) examine the cumulative environmental impacts of stormwater from 
existing and planned development, including an assessment of how 
extreme weather events will exacerbate these impacts and the 
identification of appropriate adaptation strategies; 
 

e) incorporate appropriate low impact development and green 
infrastructure; 
 
f) identify the need for stormwater retrofits, where appropriate;” 

 
Existing water and wastewater systems are available and have capacity to support this development 
and accordingly represents and efficient use of land to utilize existing services. As per the 
submitted Functional Servicing and Stormwater Management Report prepared by Skira & 
Associates Ltd., the subject property discharges stormwater runoff directly into Lake Aquitaine, 
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therefore no addition quality controls are required as part of the proposed development. The 
proposed Amendments conform with Section 3.2.6.2 and 3.2.7.1 of the Growth Plan.  
 
For these reasons, the proposed development demonstrates conformity with the Growth Plan’s 
objectives for promoting intensification, transit-supportive development, complete communities 
and the efficient use of and support for infrastructure and public service facilities.  We have 
considered the implementation and interpretation policies of the Growth Plan and have determined 
that the proposed Amendments conforms with the policies of the Growth Plan. 
 
5.3 REGION OF PEEL OFFICIAL PLAN (2018)   
 
The Region of Peel Official Plan (the “ROP”) outlines policies and strategies that reflect and 
conform to the policy direction of the PPS, Growth Plan and other provincial plans. The ROP 
indicates that the Region's primary role is to provide broad policy directions on strategic matters 
such as the management of land and natural resources, growth strategies, housing, economic 
development, water and wastewater services, solid waste management, transportation, and health 
and social services. The structuring of communities and neighbourhoods and their internal 
configuration are the responsibilities of the local municipalities provided the overall planning 
vision for Peel and the policies of the ROP are adhered to. 
 
The policies and strategies contained in the ROP support growth and development that takes place 
in a sustainable manner by integrating physical, environmental, economic, social, and cultural 
considerations. To achieve this framework, the ROP defines a Regional land use structure and 
allocates growth to the four local municipalities within Peel. This structure represents Peel's basic 
position on the use of land within its planning area and is the framework within which Local 
Official Plans, amendments and by-laws are prepared.  
 
As required by Sections 2 and 3 of the Planning Act, the following sections demonstrate how the 
proposed Official Plan and Zoning By-law Amendments conform with the Regional Plan. 
 
It is the goal of the Region of Peel to: 
 

5.1.2  To provide a diversity of healthy complete communities for those living and 
working in Peel Region, offering a wide range and mix of housing, employment, 
and recreational and cultural activities. These communities will be served and 
connected by a multi modal transportation system and provide and efficient use of 
land, public services, finances and infrastructure, while respecting the natural 
environment, hazards, and resources and the characteristics of existing 
communities in Peel 

 
The subject property is located within close proximity to several Regional and municipal 
transportation facilities and is within walking distance to multiple community services that provide 
and support cultural activities. The proposed development provides rental housing in a variety of 
unit configurations and its proximity to existing infrastructure, environmental resources and 
numerous transit and transportation resources will contribute to the creation of healthy, sustainable 
communities.   It is our opinion that the proposed Amendments support the goals of the Region of 
Peel.   
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5.3.1 Growth Management 
 
As shown in Figure 7 – Schedule D – Regional Structure, the subject property is located within 
the Regional Urban Boundary, where urban growth is to occur. Development and redevelopment 
within the Regional Urban Boundary will take place in a timely, orderly and sequential manner, 
making the efficient use of available services. Lands within the Regional Urban Boundary are 
identified as the Urban System.  
 
Section 5.3 of the ROP provides that the “Urban System” is comprised of a variety of communities 
that contain diverse living, working and cultural opportunities. The Region has general objectives 
for lands in the “Urban System”, which include the following: 
 

5.3.1.2  To achieve sustainable development within the Urban System. 
 
5.3.1.3  To establish healthy urban communities that contain living, working and 

recreational opportunities, which respect the natural environment, 
resources and the characteristics of existing communities; 

 
5.3.1.4  To achieve intensified and compact form and a mix of land uses in 

appropriate areas that efficiently use land, services, infrastructure and 
public finances while taking into account the characteristics of existing 
communities and services; 

 
5.3.1.5  To achieve an urban structure, form and densities which are pedestrian 

friendly and transit-supportive; 
 

5.3.2.2  Direct urban development and redevelopment to the Urban System within 
the 2021 Regional Urban Boundary, as shown on Schedule D, consistent 
with the policies in this Plan and the area municipal official plans; and, 

 
5.3.2.3  Plan for the provision and financing of Regional services so as to efficiently 

use existing services and infrastructure, and generally accommodate a 
pattern of compact forms or urban development and redevelopment. 

 
5.3.2.6  Direct the area municipalities, while taking into account the characteristics 

of existing communities, to include policies in their official plans that: 
a)  support the Urban System objectives and policies in this Plan; 

 
b)  support pedestrian-friendly and transit-supportive urban development; 
 
c)  provide transit-supportive opportunities for redevelopment, intensification 

and mixed land use. 
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d)  support the design of communities to minimize crime by the use of such 
approaches as Crime Prevention Through Environmental Design (CPTED) 
principles. 

 
The proposed development contributes to the development of a healthy community by providing 
a compact residential use on an underutilized parcel of land that is in close proximity to a variety 
of commercial, recreational, service and other uses. The subject property is located within walking 
distance of several City of Mississauga bus stops and the Meadowvale GO Station and 
Meadowvale Bus Station, therefore supporting, existing transit and future transit/active 
transportation initiatives to reduce dependency on the private automobile. 
 
The proposed development is pedestrian friendly as it offers pedestrian connections Glen Erin 
Drive, Aquitaine Avenue, and the Maplewood Park Pathway which provides residents with easy 
access to existing services including but not limited to, public transit, recreation and employment 
opportunities. Additionally, the proposed landscape treatments along the public roads and 
proposed private roadway will contribute to a pleasant and attractive public realm.  
 
The proposed development provides a compact urban form which efficiently uses otherwise 
underutilized lands and maximizes the use of existing and future services and infrastructure. This 
concept further promotes the efficient use of land and transit supportive densities. 
 
The proposed development will include a new street wall along Glen Erin Drive which will be 
designed to activate the Glen Erin Drive frontage and improve the public realm. These same 
principles have been applied to the redeveloped sidewalk network and amenity area as they have 
been designed to maintain connectivity and circulation. 
 
The Section 5.5 of ROP provides the following policy direction for growth management: 
 

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

5.5.2.1  Direct the area municipalities to incorporate official plan policies to 
develop complete communities 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 public open space and easy 
access to retail and services. 

 
5.5.2.2  Direct a significant portion of new growth to the built-up areas of the 

community through intensification. 
 
The proposed development conforms to the ROP by providing for new growth on an existing site 
within an already built up area through intensification. The need to expand  the existing settlement 
area is therefore avoided. The proposed development will utilize and support both existing and 
planned services and amenities available in the area. 
 
 
 



Scale: N.T.S.

September 4, 2020

FIGURE 7
REGION OF PEEL OFFICIAL PLAN
SCHEDULE 'D' REGIONAL STRUCTURE
6719 Glen Erin Drive, City of Mississauga,
Regional Municipality of Peel

Subject Property

LEGEND

SUBJECT
PROPERTY

AutoCAD SHX Text
P:\1185-001\7. Drawings\7.1 GSAI\2020 09 September\PJR Figures September 4 20.dwg



Glen Schnarr & Associates Inc.  

45 
 

To accommodate the projected growth in Peel, the Regional Official Plan promotes intensification 
through development and redevelopment of underutilized lands. Section 5.5.3 outlines the 
following intensification policies are relevant: 
 

5.5.3.1.1  To achieve compact and efficient forms. 
 

5.5.3.1.2  To optimize the use of existing infrastructure and services. 
 

 
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. 
 
5.5.3.1.8  To achieve a diverse and compatible mix of land uses including residential 

 
The subject property is within the Urban System and the proposed development directs growth to 
the built-up area through intensification of an underutilized parcel of land, which will utilize 
existing infrastructure and services and capitalize on infrastructure investment, while also 
revitalizing and enhancing the existing community. The proposed Amendments conform to the 
policies contained within Section 5.5 of the ROP. 
 
5.3.2 Housing 

 
Section 5.8 of the ROP outlines the policies related to housing. The Region is dedicated to 
providing a range of housing types, sizes, densities and tenures to meet the current and future needs 
of the population. A key objective of this section of the ROP is to provide affordable housing and 
rental stock. The following housing policies are relevant to the proposed development: 
 

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. 

 
5.8.1.2  To foster the availability of housing for all income groups, including those 

with special needs. 
 
5.8.2.2  Encourage the area municipalities, while taking into account the 

characteristics of existing communities, to establish policies in their official 
plans which support:  

 
a)  residential redevelopment in appropriate areas that have sufficient 

existing or planned infrastructure; and  
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b)  cost-effective development standards for new residential 

development, redevelopment, and intensification. 
 

5.8.2.3  Encourage and support the efforts by the area municipalities to plan for a 
range of densities and forms of housing affordable to all households, 
including low and moderate income households, enabling all Peel residents 
to remain in their communities. 

5.8.2.5  Support the initiatives of the area municipalities in the construction and 
retention of rental housing. 

 
5.8.3.1.1  To increase the supply of affordable rental and affordable ownership 

housing. 
 
5.8.4.1.1  To ensure an adequate supply of rental housing stock to meet the existing 

and projected needs of all households in Peel 
 

The proposed development will contribute a mix of housing options by providing a range of unit 
options, which include, 1, 2, and 3 bedroom apartments, and townhouse units, while also 
increasing the inventory of rental housing. The proposed development will include an additional 
217 rental units which will add to the City of Mississauga’s existing housing stock. The proposed 
development will contribute to the inventory of family-friendly housing and it will also provide 
affordable rental housing opportunities to new and existing residents of various age and income 
levels. Accessibility will be maintained throughout and in common areas of the building as 
required by the Building Code, and accessible units can be designed in the future. The proposed 
Amendments conform to Section 5.8 of the ROP.  
 
5.3.3 Transportation 
 
The ROP contains policies which relate to the transportation system in Peel and for Regional 
Services. Section 5.9 of the Plan acknowledges the importance of understanding where growth 
will occur so the Region can ensure that the transportation system is appropriately planned to 
accommodate growth and projected travel demands. The Region’s general objectives and policies 
for the transportation system relevant to the proposed development include: 
 

5.9.1  General Objectives 
 
5.9.1.2  To develop and promote a sustainable, safe, efficient, effective and 

integrated multi-modal transportation system. 
 
5.9.1.3  To support the provision of improved transportation mobility and choice to 

all residents, employees and visitors. 
 

5.9.1.4  To promote and encourage the increased use of public transit and other 
sustainable modes of transportation. 
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5.9.1.7  To minimize adverse environmental and human health impacts caused by 
transportation and support transportation alternatives that foster improved 
health and well-being in the Region. 

 
5.9.2   General Policies 

 
5.9.2.5  Optimize the use of existing and new Regional transportation 

infrastructure to support growth in an efficient, compact form, and 
encourage the area municipalities to do the same for infrastructure under 
their jurisdiction. 

5.9.2.8  Consider, as part of the development review approval process, the 
magnitude and timing of development proposals relative to the anticipated 
transportation demand of the proposed development, and anticipated 
cumulative transportation effects, on Regional facilities. 

5.9.5.1.4  To support and encourage transit-supportive development densities and 
patterns, particularly along rapid transit corridors and at designated nodes 
such as transit terminals, urban growth centres, GO stations and mobility 
hubs. 

 
5.9.5.2.10  Encourage the intensification of residential and non-residential 

development at nodes and mobility hubs and along corridors to support a 
higher level of transit services and other sustainable modes. 

 
5.9.10.1.1  To increase the share of trips made using active transportation. 

 
5.9.10.1.2  To encourage and support the development of a safe, attractive, accessible 

and integrated network of bicycle and pedestrian facilities that enhances 
the quality of life, and promotes the improved health, of Peel residents. 

 
5.9.10.2.4  Encourage the area municipalities to promote land uses which foster and 

support the use of active transportation. 
 

As shown in Figure 8 – Schedule G – Rapid Transit Corridors (Long Term Concept), of the ROP, 
the subject property is located within approximately one kilometre of the Meadowvale GO Station, 
which is identified as a Major Transit Station Area in the Growth Plan and approximately 1000 
meters of a Potential Mobility Hub. The subject property is also located within approximately 500 
meters of a Major Local Transit Station (Meadowvale Bus Station). Furthermore, the subject 
property is located within convenient walking distance to various municipal bus transit options on 
along Glen Erin Drive and Aquitaine Avenue, as well as existing commercial, educational, public 
open space and other uses in the local area. The proposed development will also implement bike 
parking to encourage cycling and the use of the existing multi use trail network adjacent to the 
subject property. The proposed development supports the ROP objectives of promoting multi-
modal transportation systems as it will encourage residents and visitors use public transit and 
alternate forms of transportation. The proposed development contributes to maximizing the 
capacity of the transportation systems and supports transportation alternatives that improves 
sustainable and healthy travel behaviours in the Region. 
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As confirmed through the Traffic Impact Study prepared by C.F Crozier & Associates Inc., 
enclosed with this submission, the proposed development can be accommodated by the existing 
transportation network with a single access on Glen Erin Drive. Further, the Acoustical Feasibility 
Study enclosed with this submission concluded that the proposed development is feasible from a 
noise perspective subject to the implementation of recommended noise mitigation measures. 
 
Based on the above, it has been demonstrated that the proposed development in its current 
configuration will support and implement the objectives, goal and policies of the ROP. The 
proposed Amendments therefore conform with the ROP.  
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5.4 CITY OF MISSISSUGA OFFICIAL PLAN (2019)   
 
The City of Mississauga Official Plan (the “MOP”) provides direction for the City’s growth and 
articulates a vision for a future Mississauga through specific guidance in the ongoing evolution of 
the city. The MOP provides planning policies to guide the city’s development to the year 2031, as 
required by Provincial legislation. The MOP provides policies to manage and direct the physical 
change of the city and the effects of such change on the social, economic, cultural and natural 
environment as well as to set out the goals, objectives and policies to guide future development, 
development and intensification within the City. It also forms the basis for detailed land use 
designations and urban design policies. 
 
The Official Plan was adopted by City Council on September 29, 2010 and partially approved by 
the Region of Peel on September 22, 2011. The entire Official Plan was subsequently appealed to 
the Ontario Municipal Board (OMB) but is now in partial effect as of January 10, 2018 except for 
specific policies that are still under appeal. The City of Mississauga has recently initiated a review 
of the Official Plan. This Report considers only the enacted policies of the current Official Plan 
and new policies can be assessed as they become available.  
 
As required by Sections 2 and 3 of the Planning Act, the following sections demonstrate how the 
proposed Amendments align with the overall objectives and policies of the Official Plan an 
demonstrates how the specific policies applicable to the subject property can better meet an 
conform with the intent of Provincial and Regional polices. 
 
As shown on Figure 9 – Schedule 10, General Land Use Designations, the subject property is 
designated Residential High Density. The subject property is also designated Neighbourhood as 
per Figure 10 – Schedule  - Urban System.  
 
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; 

 achieving balanced population and employment growth.  
 

Mississauga will complete communities by: 
 

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

 
 developing an integrated and seamless network of mobility transportation hubs and 

higher order transit stations. 
 
The proposed development is transit supportive and promotes a desirable urban form and 
contributes to the creation of complete communities and active, healthy living. The subject 
property is located in proximity to existing transit services including the Meadowvale GO (MTSA) 
and Meadowvale Bus Station and commercial services, institutional and recreation facilities that 
contribute to the creation of a complete and healthy community are within walking distance. The 
proximity of existing services and amenities provides the existing and future residents with easy 
access to housing, transportation, employment, recreation, social interaction and education 
services without the requirement to engage in automobile travel. The proposed development 
supports a multi-modal transportation system through the provision of bicycle parking, 
uninterrupted pedestrian pathways with access to existing public sidewalks and multi use trail 
networks, and proximity to existing and planned transit services. 
 
The proposed development supports the City’s objectives for complete communities inclusive of 
appropriately scaled high-density residential uses with access to a mix of uses in a well serviced 
area that will support an improved transit modal split, foster long term transit use as well as 
promote the use of active transportation. Based on the reasons above, the proposed Amendments 
conform to the vision of the MOP.  
 
5.4.1 Growth Management 
 
Section 5 of the MOP, provides policies that are used to manage change  and wisely direct growth 
strategically throughout the City of Mississauga. Policies from Section 5 relevant to the proposed 
development include: 
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5.1.3  Forecast growth will be directed to appropriate locations to ensure that resources 
and assets are managed in a sustainable manner to: 
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. 

 
5.1.6  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. 
 

5.1.9  New development will not exceed the capacity of existing and planned 
engineering services, transit services and community infrastructure. Development 
proposals may be refused if existing or planned servicing and/or infrastructure 
are inadequate to support the additional population and employment growth that 
would be generated or be phased to coordinate with the provision of services and 
infrastructure. 

 
The proposed development is consistent with the growth management policies of the MOP as it 
achieves the objectives of accommodating growth within the built-up area through redevelopment 
and intensification. The surrounding area is comprised of predominantly medium and high-density 
residential uses and is surrounded by a network of paths and open spaces. The proposed 
development is of a compact, mixed-use form that is in keeping with the existing character of the 
area surrounding the subject property. The subject property is currently occupied by a high-rise 
residential building and is located adjacent to the Maplewood Park Pathway, which connects the 
subject property to a range of existing businesses and community services in the local area. The 
proposed development will utilize existing servicing and infrastructure including transit and 
community services. The proposed development is transit supportive and therefore conforms to 
the Growth Management polices of the MOP.  
 

5.4.1.2 Community Nodes  
 
Community Nodes are intended to be centres for the surrounding neighborhood and are planned 
to accommodate higher densities of development. The subject property is located just outside the 
Meadowvale Community Node. Several properties surrounding the Meadowvale Community 
Node consist of similar medium and high residential density residential characteristics which 
currently occupy the lands within the Community Node. Many of these properties which are 
located on the periphery of the Meadowvale Community Node are occupied by an aging building 
stock representative of the classic 1960’s “Tower in the Park” style development which is 
recognized for its slab style buildings surrounded by large amounts of greenspace. These typical 
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1960’s style developments represent ideal locations for infill development opportunities due to 
their inefficient use of space and their proximity to transit and services within the Node.  
 
There appears to be a direct relationship between the uses within the existing node boundary and 
those located on the periphery. While subject property is not located within the Meadowvale 
Community Node, its is located immediately adjacent to the Meadowvale Community Node. 
Therefore, it is our opinion that the proposed development should provide consideration to policies 
in Section 5.3.3 – Community Nodes of the MOP. The relevant policies outlined in this Section 
which consideration has been given to are as follows: 
 

5.3.3.3  Community Nodes are Intensification Areas. 
 

5.3.3.4  Community Nodes will achieve a gross density of between 100 and 200 
residents and jobs combined per hectare. 

 
5.3.3.5  Development applications within a Community Node proposing a change 

to the designated land which results in a significant reduction in the number 
of residents or jobs that could be accommodated on the site, will not be 
permitted unless considered through a municipal comprehensive review. 

 
5.3.3.6  Community Nodes will achieve an average population to employment ration 

of between 2:1 to 1:2, measured as an average across the entire area of 
each node. 

 
5.3.3.9  Investments in community infrastructure, as well as commercial, 

recreational, educational, cultural and entertainment uses, will be 
encouraged in Community Nodes. 

 
5.3.3.10  Community Nodes are intended to serve as older adult clusters where 

community infrastructure, services, and programs to serve the needs of 
older adults will be directed. 

 
5.3.3.11  Development in Community Nodes will be in a form and density that 

complements the existing character of historical Nodes or that achieves a 
high quality urban environment within more recently developed Nodes. 

 
5.3.3.12  Community Nodes will be served by frequent transit services that provide 

city wide connections. Some Community Nodes will also be served by higher 
order transit facilities, which provide connections to neighbouring 
municipalities. 

 
5.3.3.13  Community Nodes will be developed to support and encourage active 

transportation as a mode of transportation.” 
 
The proposed development represents the intensification of an underutilized property which can 
support additional density. Furthermore, the mix of surrounding land uses including work and play 
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opportunities as well as proximity to public transit opportunities with established connectivity to 
various opportunities will promote the qualities of a complete community and reduce unnecessary 
car travel by promoting alternatives such as bus transportation and active transportation. The rental 
housing tenure proposed provides opportunities to age-in-place and downsize in a an area that is 
well served by cultural and recreational centres and opportunities for physical activity. The 
proposed development is consistent which existing buildings and the character and height found 
in the Community Node. The proposed Amendments therefore conform with the Community Node 
and Intensification policies of the MOP.   
 

5.4.1.2 Neighborhoods 
 
Section 5.3.5 - Neighbourhoods of the MOP outlines several policies related to growth and 
development of sites located within Neighbourhoods. Give the subject property location within a 
Neighbourhood, the Neighbourhood policies of the MOP are provided and assessed:  
 

5.3.5.2  Residential intensification within Neighbourhoods will generally occur 
through infilling and the development of existing commercial sites as mixed 
use areas. 

 
5.3.5.3  Where higher density uses are proposed, they should be located on sites 

identified by a local area review, along Corridors or in conjunction with 
existing apartment sites or commercial centres. 

 
5.3.5.5  Intensification within Neighbourhoods may be considered where the 

proposed development is compatible in built form and scale to surrounding 
development, enhances the existing or planned development and is 
consistent with the policies of this Plan. 

 
5.3.5.6  Development will be sensitive to the existing and planned context and will 

include appropriate transitions in use, built form, density and scale. 
 

5.3.5.7  Transportation planning within Neighbourhoods will give priority to active 
transportation modes. 

 
The MOP characterises Neighbourhoods as physically stable areas which are not intended to be 
the focus areas for significant intensification. However, this sections also recognizes that 
Neighbourhoods are not intended to remain static or that new development intended to imitate 
existing development patterns but rather, new development should be sensitive to the existing and 
planned Neighbourhood character.  
 
The proposed high-rise apartment and townhouse buildings are permitted housing forms as per the 
Mississauga Official Plan and both uses are existing housing typology found in the surrounding 
neighbourhood. With regards to the transition of the adjacent residential properties to the north 
along Glen Erin Drive, the proposed development has been purposefully oriented so the 
townhouses provide a consistent and appropriate height and built form transition to the existing 
adjacent townhouse residential property which maintains suitable privacy, sunlight, and sky views 
for on-site and the off-site residents.  
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The proposed development conforms with the Neighbourhood policies of MOP as it contemplates 
infill redevelopment on an underutilized property in a form and scale that is consistent and 
compatible with the existing surrounding neighborhood. It also provides active transportation 
through site design including plentiful bike parking, continuous sidewalks and convenient 
pedestrian connectivity internal to the site with connections to the Maplewood Park Pathway, Glen 
Erin Drive and Aquitaine Avenue. The proposed Amendments conform to the Neighbourhood 
policies of the Official Plan.  
 

5.4.1.3 Intensification Areas  
 
Section 5.5 Intensification Areas speaks about directing future growth within the City of 
Mississauga to intensification areas which area areas to be developed at densities which are high 
enough to support frequent transit service and a variety of amenities. Intensification Areas 
particularly promote the efficient use of lands through developments that involve multi storey 
buildings and structured parking facilities. Given the subject property’s location adjacent to a 
Community Node, its proximity to a MTSA and the Meadowvale Bus Station, the Intensification 
Area policies of the MOP are assessed below:  
 

5.5.2 Local area reviews for the Downtown, Major Nodes, Community Nodes and 
Corporate Centres will determine appropriate locations for intensification within 
these areas. 

 
5.5.5  Development will promote the qualities of complete communities. 

 
5.5.7  A mix of medium and high density housing, community infrastructure, employment, 

and commercial uses, including mixed use residential/commercial buildings and 
offices will be encouraged. However, not all of these uses will be permitted in all 
areas. 

 
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. 

 
5.5.14 Pedestrian movement and access from major transit routes will be a 

priority in Intensification Areas. 
 

5.5.15 Intensification Areas will be served by transportation Corridors containing 
transit and active transportation and may contain higher order transit facilities.” 

 
The MOP indicates that the focus for intensification will be included in the Downtown, Major 
Nodes, Community Nodes, Corporate Centres, Intensification Corridors and Major Transit Station 
Areas. While the subject property is not located within an Intensification Area as identified by the 
MOP, the Plan does include the subject property in a Residential High Density designation and it 
is on the fringe, or adjacent to the Community Node. 
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The proposed development achieves the intensification policies of the MOP as the subject property 
is within walkable distance (500-800 metres) of the Meadowvale Bus Station within the 
Community Node and is generally within walking distance to the Meadowvale GO MTSA 
(approx. one kilometre). The proposed development contributes to the creation of a complete 
communities given the immediate areas abundant services and high density uses should be 
encourage in this location to maximize the use of these existing services and infrastructure.  
 
The intensification of the subject property contributes to the long-term preservation of the 
environment and promotes environmentally sustainable development through the efficient use of 
land, LID features, the maintenance of the existing adjacent park and trailway network. The 
proposed Amendments conform with the Intensification Area policies of the MOP.  
 
Section 6.2 - Living Green of the MOP provides that: 
 

6.2.2  Mississauga will build communities that are environmentally sustainable and 
encourage sustainable ways of living. 

 
6.2.3  Mississauga will develop a green development strategy to enhance environmental 

sustainability. 
 

6.2.5  Mississauga encourages the retrofitting of existing buildings and developed sites 
to be more environmentally sustainable. 

 
Moreover, Section 6.3 Green System provides that: 
 

6.3.1  Mississauga will give priority to actions that protect, enhance, restore and 
expand the Green System for the benefit of existing and future generations. 

 
The efficient use of land and infrastructure will reduce the need for urban boundary expansions 
that could results in negative impacts on the natural environment. By providing enhanced 
landscape treatment and connections to the Maplewood Park Pathway, the proposed development 
supports sustainable development and the associated benefits including, but not limited to the 
reduction of greenhouse gas emissions and preservation of greenspace valuable to sustaining the 
natural system. The proposed development will incorporate LID features and is transit supportive. 
Therefore, the proposed Amendments conform to the Green System polices of  the MOP.  
 
5.4.2 Housing and Complete Communities  
 
Section 7 of the MOP provides policy direction with respect to housing and  complete 
communities: 
 

7.1.1  Mississauga will encourage the provision of services, facilities and housing 
that support the population living and working in Mississauga. 
 

7.1.2  The creation of complete communities and the implications for public health 
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will be considered by Mississauga when making planning decisions. 
 

7.2.1  Mississauga will ensure that housing is provided in a manner that maximizes the 
use of community infrastructure and engineering services, while meeting the 
housing needs and preferences of Mississauga residents. 

  
7.1.3  In order to create a complete community and redevelop a built environment 

supportive of public health, the City will: 
 
a. encourage compact, mixed use development that reduces travel needs by 

integrating residential, commercial, employment, community, and 
recreational land uses; 
 

b. design streets that facilitate alternative modes of transportation such as 
public transit, cycling, and walking; 

 
c. encourage environments that foster incidental and recreational activity; 

and, 
 

d.  encourage land use planning practices conducive to good public health. 
 

7.1.6  Mississauga will ensure that the housing mix can accommodate people with 
diverse housing preferences and socioeconomic characteristics and needs. 
 

7.2.1  Mississauga will ensure that housing is provided in a manner that maximizes the 
use of community infrastructure and engineering services, while meeting the 
housing needs and preferences of Mississauga residents. 

 
7.2.2  Mississauga will provide opportunities for: 
 

a.  the development of a range of housing choices in terms of type, tenure and 
price; 

 
b.  the production of a variety of affordable dwelling types for both the 

ownership and rental markets; and, 
 
c.  the production of housing for those with special needs, such as housing for 

the elderly and shelters. 
 

7.2.4  Mississauga will ensure that the quality and quantity of the existing 
   housing stock is maintained. 
 

7.2.5  The onus will be placed on the applicant/developer to address Provincial and 
Regional housing requirements. 

 
7.2.7  Mississauga will directly assist all levels of government in the provision of 
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rental housing by: 
b.  assisting the development of new rental units through the promotion of, and 

participation in, programs aimed at producing rental housing; and, 
 
c.  supporting the preservation of the rental housing stock. 
 

7.2.9  The provision of housing that meets the needs of young adults, older adults and 
families will be encouraged in the Downtown, Major Nodes and Community Nodes. 

 
7.2.11  Mississauga will work with the Region to develop a housing strategy that will 

establish and implement affordable housing targets. 
 

7.2.12  Conversion of residential rental properties to a purpose other than the purpose of 
a residential rental property, or the demolition of residential rental properties 
exceeding six dwelling units will not be permitted if it adversely affects the supply 
of affordable rental housing as determined by affordable housing targets and rental 
vacancy rates.” 

 
The proposed development incorporates the characteristics of a complete community by providing 
a high-density residential development that is currently well served by existing services and 
amenities accessible by foot, bicycle or transit options. The existing rental building will be 
maintained. The proximity of the subject property to a mix of uses will provide convenient access 
to services, employment, shopping, housing and recreation choices for people living and working 
in the area and will assist in ensuring that the needs of residents can be met within the local 
community. The proposed development contributes to the creation of a complete community by 
improving the availability and mix of housing options, including rental units which are provided 
at a density that supports the viability of transit, commercial uses and services. The proposed 
Amendments conform with Section 7 of the MOP.  
 

5.4.3 Urban Form 
 
Section 9 - Build a Desirable Urban Form, sets out a policy framework which speaks to principles 
associated with building a desirable urban form. Section 9.1 provides the following policies with 
respect to development with Neighbourhoods: 
 

9.1.3  Infill and redevelopment within Neighbourhoods will respect the existing and 
planned character. 

 
9.1.6  The urban form of the city will ensure that the Green System is protected, enhanced 

and contributes to a high quality urban environment and quality of life. 
 
9.1.8  Mississauga will transform the public realm to create a strong sense of place and 

civic pride. 
 

9.1.9  Urban form will support the creation of an efficient multi-modal transportation 
system that encourages a greater utilization of transit and active transportation 
modes. 
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9.1.10  The city vision will be supported by site development that: 
 

a.  respects the urban hierarchy; 
b.  utilizes best sustainable practices; 
c.  demonstrates context sensitivity, including the public realm; 
d.  promotes universal accessibility and public safety; and 
e.  employs design excellence. 

 
9.1.13 Development will have positive, restorative, ecological benefits on a site through 

the practice of sustainable building and site design. 
 
 
The proposed development is consistent with the above 
noted policies. The proposed housing typologies are 
compatible with the character of the surrounding area 
and will achieve an appropriate transition to adjacent 
land uses through appropriate massing, setbacks and 
landscape treatments. The proposed development 
provides a desirable built form as it proposes a twelve 
(12) storey apartment building and several townhouse 
blocks that have been strategically oriented, stepped 
and aesthetically designed to be compatible and 
consistent with the surrounding built form. The 
proposed apartment building includes a two-storey 
podium which mimics the built form of the townhouses 
to provide an architecturally interesting, active and 
comfortable streetscape nearest Glen Erin Drive. As 
shown on Figure 9-2 of the MOP, buildings sited 
nearest the street frontage will frame the street and 
provides a contiguous built form.   
       
      
 
 

Figure 9-2: Building Frontages will frame 
       The street and provide a contiguous built  
       form. 
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A sense of place will be created through the location of the buildings and the use of landscaping, 
which will frame the streets and provide an interior courtyard. The proposed development will 
complement the Maplewood Park Pathway and have a restorative effect through the incorporation 
of an integrated landscape and tree planting plan. The proposed development achieves an urban 
form and density that will support the creation of an efficient multimodal transportation system by 
encouraging greater utilization of existing transit and active transportation infrastructure. The 
proposed Amendments therefore conform with Section 9 of the MOP. 
 
Section 9.2 outlines policy direction for Non-Intensification Areas, which include 
Neighbourhoods. As noted above, the subject property is within a Neighbourhood. As such are 
subject to the following applicable policies: 
 

9.2.2.3  While new development need not mirror existing development, new 
development in Neighbourhoods will: 

 
c. respect the scale and character of the surrounding area; 

 
d. minimize overshadowing and overlook on adjacent neighbours; 

 
e. incorporate stormwater best management practices; 

 
f. preserve mature high quality trees and ensure replacement of the tree 

canopy; and 
 

g. be designed to respect the existing scale, massing, character and grades of 
the surrounding area. 

 
The proposed development provides an appropriate form and scale of residential intensification 
for this location as the proposed high-rise apartment and townhouse units are permitted housing 
forms as identified in the MOP. Appropriate setbacks, building massing and landscaping have been 
provided to minimize the shadow and privacy impact the proposed development will have on the 
neighboring properties. The Shadow Study demonstrates that minimum sun/access criteria can be 
met. Apartment buildings are common the Meadowvale area. Additionally, the preservation of 
mature trees and planting additional vegetation will aid in softening the impact the proposed 
development will have on the existing neighbourhood.  
 
A Conceptual Landscape Plan has been included as part of the Urban Design Brief which identified 
a variety of additional landscape features that may be implemented at the detailed design stage. It 
should be noted that this plan for conceptual purposes only, detailed landscaping requirements will 
be confirmed through the Site Plan Application. For further details of the tree removal and 
preservation, refer to the Arborist Report and Urban Design Brief.  
 
As confirmed in the Functional Servicing and Stormwater Management Report prepared by Skira 
& Associates Inc., the proposed development can achieve grading which would be consistent with 
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the existing adjacent properties and will in turn be feasible from a stormwater management 
perspective. 
 
The proposed development’s scale and massing has been designed with consideration of various 
factors including the existing and future built form context of the surrounding lands, impact on 
adjacent land uses, and urban design polices outlined in the MOP and demonstrated in the Urban 
Design Brief prepared in support of this development. For these reasons, it is our opinion that the 
proposed development conforms the policies of Section 9.2 of the MOP.  
 
5.4.4 Movement  
 
Section 9.4 – Movement of the MOP outlines policy direction on connecting people with places 
through coordinated urban design, land use and transportation planning. Policies in this section 
relevant to the proposed development are as follows: 
 

9.4.1.3  Development will support transit and active transportation by: 
 

a.  locating buildings at the street edge, where appropriate; 
 
b.  requiring front doors that open to the public street; 
 
c.  ensuring active/animated building façades and high quality 

architecture; 
 
d.  ensuring buildings respect the scale of the street; 
 
e.  ensuring appropriate massing for the context; 
 
f.  providing pedestrian safety and comfort; 

 
9.4.1.4  Development will provide for pedestrian safety through visibility, lighting, 

natural surveillance and minimizing vehicular conflicts. 
 

The proposed apartment building is sited approximately 3.8 metres to the street edge and limit of 
the Glen Erin Drive right-of-way and is accompanied by architectural features and material which 
will contribute to the animation of the street front. The design attributes of the proposed 
development also ensure that the massing of the development is respectful of pedestrian realm all 
while providing a sense of , enclosure safety and comfort. Additionally, bicycle parking facilities 
will be provided on site to promote alternate forms of transportation. The Urban Design Brief 
included with this submission provides a detailed analysis of the architecture design proposed. 
Pedestrian safety is improved through a detailed connections and circulation plan and by providing 
a new vehicular drop-off area on Aquitaine Avenue which will provide a direct connection from 
the building to the bus stop and surrounding areas. The proposed Amendments conform to Section 
9.4.1.3 of the Official Plan.  
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5.4.5 Land Use Designations and Meadowvale Neighbourhood   
 
Chapter 11 of the MOP outlines general policies which are applicable city wide for all land use 
designations. Additionally, this chapter outlines policies for specific land use designations shown 
on Schedule 10 – Land Use Designations. The subject lands are currently designated Residential 
High Density and the proposed Amendments will maintain the existing Residential High Density 
designation. The accommodate Provincial, Regional and City directives and policies, a density of 
2.0 FSI is proposed to facilitate the resident intensification of the existing tower-in-the-park 
property with severely underutilized spaces. The MOP provides the following policy framework 
with respect to land use designation and envisioned uses and regulations for the subject lands: 
 

Chapter 11: General Land Use Designations 
 
11.2.5.1  Residential consists of four designations: 
 

d.  Residential High Density. 
 

11.2.5.6  Lands designated Residential High Density will permit the following use: 
 

a.  apartment dwelling. 
 

b.  uses permitted in the Residential Medium Density designation, 
accessory to apartment dwellings on the same property (townhouse 
dwellings). 
 

The proposed Residential High Density designation will remain in conformity and meet the intent 
of the MOP by providing for a high density residential apartment development and townhouses in 
an area previously planned to accommodate such a density, while still providing sensitivity to the 
existing neighbourhood through a thoughtful design process including building materials, stepped 
designs, the use of podium, and strategically locating landscaping features. The proposed height 
and building massing relationship both to the streets as well as existing residential areas is 
appropriately transitioned and respectful of the existing and planned context requirements. The 
Proposed amendments will therefore maintain the intent and conform to the Residential High 
Density designation.   
 
As shown in Figure 12 – City of Mississauga Character Areas (Meadowvale Neighborhood), the 
subject property is located within the Meadowvale Neighbourhood Character Area. Policies 
relevant to the proposed development outlined in Chapter 16 – Neighbourhoods of the MOP are 
as follows: 
 

16.1.1.1  For lands within a Neighbourhood, a maximum building height of four 
storeys will apply unless Character Area policies specify alternative 
building height requirements or until such time as alternative building 
heights are determined through the review of Character Area policies. 
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Figure 12 - City of Mississauga Character Areas (Meadowvale Neighborhood) 
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16.1.1.2  Proposals for heights more than four storeys or different than established 
in the Character Area policies, will only be considered where it can be 
demonstrated to the City’s satisfaction, that: 
a.  an appropriate transition in heights that respects the surrounding 

context will be achieved; 
 
b.  the development proposal enhances the existing or planned 

development; 
 
c.  the City Structure hierarchy is maintained; and, 
 
d.  the development proposal is consistent with the policies of the 

Plan. 
 

16.1.2.4  Proposals for additional development on lands with existing apartment 
buildings will recognize and provide appropriate transition to adjacent 
low density residential uses. 

 
16.16.3.2.1  The lands identified as Special Site 2 are located at the northeast corner 

of Glen Erin Drive and Aquitaine Avenue.  
 
16.16.3.2.2  Notwithstanding the policies of this Plan, a maximum floor space index 

(FSI) of 1.4 will be permitted 
 

As shown in the Site Plan prepared by IBI Group, the proposed development provides for a 
graduated transition in development intensity and building scale from the surrounding 
neighborhood. The proposed development has been purposefully oriented and configured 
throughout the property, so the greatest heights are situated along Glen Erin Drive and Aquitaine 
Avenue, gradually decreasing in scale as they approach the existing residential uses to the north 
and east. Furthermore, the proposed development represents the intensification of an underutilized 
property which is able to support additional density, while making efficient use of existing 
infrastructure and services,  thus representing an appropriate reinvestment for the community. The 
proposed development will maintain the City Structure hierarchy of the MOP as the proposals 
design features will minimize the impact the development has on the existing Meadowvale 
Neighbourhood. The proposed Amendments conform with the Character Area policies of the 
MOP.  

 
The subject property is located within the Site 2 Special Site Policy Area in the Meadowvale 
Neighbourhood. The provisions of the Special Site Policies permit a maximum permitted density 
of 1.4 FSI. As noted above, the MOP recognizes that there are instances where a property can 
accommodate additional density if it can demonstrate the consistency to the applicable policies in 
this section. To facilitate the proposed development, an Official Plan Amendment is proposed to 
increase the maximum permitted FSI on the subject property from 1.4 to 1.98. Based on the 
analysis provided above, it is our opinion the proposed development continues to conform with 
the intent and requirements of the Residential High Density designation and related policies in the 
MOP.     
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5.5 CITY OF MISSISSUGA ZONING BY-LAW (2006-50) 
 
The subject property is currently subject to the provisions of the City of Mississauga Zoning By -
Law 0225-2007. As shown on Figure 13 – City of Mississauga Zoning By-law, the subject property 
is zoned “RA4-45”. The RA4 zone permits an apartment, long-term care building, and retirement 
building uses. The site-specific exception 45 also applies to the subject property. This exception 
permits townhouse, back to back, and stacked townhouses and applies site specific development 
regulations to the property. 
 
The proposed Zoning By-law Amendment is provided in Appendix II of this Report. 
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Figure 13 - City of Mississauga Zoning By-law 0225-2007 
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5.6 NON-STATUTORY DOCUMENTS  
 
5.6.1 Meadowvale Neighbourhood Character Study 
 
As shown in Figure 14 – Meadowvale Neighbourhood Character Study, the subject property is 
located within the Meadowvale Neighbourhood Character Study boundary area. The City of 
Mississauga is currently undertaking a study to asses the Meadowvale Neighbourhood’s existing 
built form and character in response to the recent processing and approval of several development 
applications in the area. The goal of the study is to develop a neighbourhood guideline framework 
that will guide future growth and development compatible to the existing area. The community 
consultation and outreach process has been conducted by the City of Mississauga and is ongoing. 
Recommendation’s for the ultimate guideline framework for providing directions of future growth 
in the study area is intended to be brought to Planning and Development Committee in late 2020.  
  
Through the consultation process of the Meadowvale Neighbourhood Character Area, staff 
prepared draft recommendations to guide future development in the study area. These Draft 
Recommendations are as follows:  
 

 Setbacks (Front and Rear): The recommendations indicate that setbacks from rear property 
lines will ensure that light, view and privacy is maintained, and shadow impact is 
minimized on low-density residential areas. As mentioned earlier in this Report, the 
proposed development has been purposefully oriented so the townhouses provide an 
appropriate height and built form transition to the existing residential property which 
allows for additional privacy, sunlight, and sky views for on-site and the off-site residents.  

 
 Separation + Floor Plates: The recommendations indicate that a minimum separation 

distances between tall buildings should be provided for buildings with heights greater than 
8 storeys. As mentioned earlier in the report, the tower portion of the proposed apartment 
building has been purposefully located on the north portion of the buildings floor plate to 
increase the separation distance between the existing and proposed apartment buildings 
included in the propose development. Therefore, it is our opinion the proposed 
development is consistent with this objective in the study.    

 
 Potential Heights: The recommendations outline possible maximum building heights for 

various properties located within the Meadowvale Neighbourhood Character Study Area. 
The draft recommendation plan indicates that the subject property would is envisioned as 
including a maximum height of 9 – 18 storeys. The proposed development proposes the 
addition of a 12-storey apartment building and townhouse units, which is in line with the 
studies vision.  

 
As a result, consideration should be given to the findings of the study when reviewing the proposed 
Amendments as it is our opinion that the proposed development aligns with the objectives outlined 
in the ongoing Meadowvale Neighbourhood Character Study. 
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Figure 14 - Meadowvale Character Area Study 
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6.0  SUPPORTING STUDIES  
 
In support of the proposed development, a number of technical reports and plans were prepared in 
order to ensure compatibility with the existing neighbourhood was achieved and that appropriate 
infrastructure services, including water, wastewater and transportation services are available.  
 
These reports are summarized below. 
 
6.1 Phase 1 Environmental Site Assessment  
 
DC Consultants Ltd. was retained to complete a Phase 1 Environmental Site Assessment (ESA) 
for the subject property to determine any possible sources of contamination on the subject lands. 
The findings of the Phase I ESA determined that potentially contaminating activities were found 
on portions of the site and further investigation in the form of a phase Two ESA will be requires 
in order to meet the requirements of O.Reg.153/04.  
 
6.2 Low Impact Development Design Features  
 
Low Impact Design Features are summarized in the letter prepared by Skira & Associates Inc., 
and include the following, where feasible: 
 

 Partial green roof to be implemented over walkout terraces and roof of the new 
condominium;  

 Permeable paving to be used over parking and entrance driveways; and 
 Bioswales where possible rain gardens to be implemented at rear yards of townhouses 

block and large landscape areas of the condo blocks.  
 
The final features will be determined during detailed design through the Site Plan Approval 
process. Please see the Functional Servicing Report prepared by Skira & Associates Ltd. for 
details.  
 
6.3 Functional Servicing and Stormwater Management   
 
In support of the proposed development, a Functional Servicing and Stormwater Management 
Report was prepared by Skira & Associates Ltd and presents a site servicing and stormwater 
management strategy for the subject property. The Functional Servicing and Stormwater 
Management Report concludes that the proposed development meets the requirements of the City 
of Mississauga and Regional of Peel as it relates to stormwater management, grading and site 
servicing.  
 
6.4 Traffic Impact Study  
 
C.F. Crozier & Associates Inc. was retained to undertake a Traffic Impact Study and a Parking 
Utilization Study for the proposed development. Crozier’s Traffic Impact analysis determines that 
the proposed development will generate a total of 64 and 73 new two-way auto-trips during the 
weekday a.m. and p.m. peak hours. The intersection analysis of the total traffic volumes indicates 
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that the key intersections surrounding the subject lands will continue to operate below capacity. 
The report concludes that the traffic generated from the proposed development will not materially 
impact the operations of the boundary road network and that it can be supported from a traffic 
operations perspective. 
 
The Parking Justification Study indicates that the peak parking demand forecast per the parking 
survey data at the existing site and the ITE parking rates, the proposed development can be 
supported from a parking justification perspective. 
 
6.5 Wind Study  
 
Theakston Environmental Consulting Engineers have been retained to prepare a preliminary 
pedestrian level wind assessment for the proposed development. The Study concluded that the 
proposed development is predicted to realise conditions suitable to a typical suburban context and 
mitigation measures may be required on the 3rd level outdoor amenity area to achieve seasonable 
comfortability. 
 
6.6 Shadow Study  
 
IBI has prepared a shadow study in support of the proposed development applications to 
demonstrate the impacts of the proposed high-rise buildings on the subject lands, the surrounding 
context, and the public realm. The shadow study was prepared in the accordance with the City’s 
Terms of Reference for Shadow Studies. As demonstrated in the Shadow Study, the proposed 
development meets the requirements for each criteria for outdoor amenity and public realm and 
time-of-day requirements as outlined by the Terms of Reference.  
 
6.7 Tree Inventory/Preservation Plan Report  
 
An Arborist Report and Tree Preservation Plan was prepared by Baker Turner Inc. for the proposed 
development. Trees were identified by species, measured for approximate canopy width and trunk 
diameter at breast height (DBH), and assessed for structural and biological condition. The Arborist 
Report finds that the Site Plan and Landscape Plan align with the goals of tree preservation on the 
subject property by orienting development where there are fewer pressures for tree preservation. 
 
6.8 Acoustical Feasibility Study  
  
A Noise Feasibility Study was prepared by HCG Engineering to assess impacts of noise to and 
from the proposed development. The study concluded that the following noise control measures 
are required for the proposed Phase 1 development: 
 

 Installation of air-conditioning for all suites to allow windows to remain closed; and 
 The inclusion of noise warning clauses related to: 

o Transportation noise in outdoor amenity areas and indoor spaces 
o Stationary noise sources at plane of suite windows 
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With the implementation of the noted noise mitigation strategies, the study concludes that the 
proposed development is feasible from noise and vibration perspective and is consistent with 
MECP guidelines. 
 
6.9 Urban Design Brief   
 
This Urban Design Brief provides information on the design rationale and strategy that has been 
applied to ensure that the proposed development will create an attractive and viable residential 
development that can be effectively integrated into the existing property and surrounding 
community. This Urban Design Brief has been prepared in accordance with the City’s Terms of 

Reference for Urban Design Briefs. 
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7.0 SUMMARY OF KEY PLANNING AND DESIGN CONSIDERATIONS  
 
The following section provides an overview of the key planning policies applicable to the subject 
property and the appropriates of the proposed development. 
 
7.1 BUILDING SITING, BUILT FORM AND DESIGN 
 
The proposed development includes townhouses sited adjacent to existing townhouses adjacent 
and to the north which provides for a compatible transition and maintains the character of the 
immediate and surrounding area. Additionally, the built form of the proposed development will 
achieve an appropriate transition to adjacent land uses through appropriate massing, setbacks and 
landscape treatments. The proposed development provides a desirable built form as the proposed 
apartment building and townhouse units have been strategically oriented, stepped and aesthetically 
designed to be compatible and consistent with the surrounding built form. The proposed apartment 
building includes a two-storey podium which mimics the built form of the townhouses to provide 
an architecturally interesting, active and comfortable streetscape along Glen Erin Drive. A strong 
sense of place and activated public realm on Glen Erin Drive will be created through the location 
of the buildings and the use of landscaping, which will frame the streets and provide an interior 
courtyard. 
 
7.2  LANDSCAPING AND CONNECTIONS  
 
The subject property is located adjacent to the Maplewood Park Pathway which provides a unique 
connection that provides residents with access to a vast multi-purpose trail network that integrates 
several parks throughout the Meadow neighbourhood and the City of Mississauga. The extensive 
trail network and sidewalk system provides a pedestrian and bicycle network which allows 
residents to connect to the surrounding amenities and transit networks. A new connection is being 
proposed that will include enhanced landscape treatments which will maintain the connections to 
the trail network. Additionally, enhanced landscaping buffers have been provided along the edges 
and in the interior of the subject property and setbacks of 5-7 metres are provided adjacent to the 
pathway, consistent with existing surrounding development.  
 
7.3  CONSOLIDATION OF PARKING AND LOADING AREAS  

 
The proposed development will include a central garbage collection point on the subject property. 
This proposed developments waste collection and loading areas have been consolidate for both 
building and located to screen the collection area from the public view, which will minimize and 
unsightly views from the public realm. Additionally, the proposed development has been designed 
to meet the Region of Peel waste collection standards. 
 
7.4  RENTAL HOUSING, AFFORDIBILITY AND HOUSING OPTIONS  
 
The proposed development will contribute to providing a range and mix of housing options by 
providing various housing types such as high-rise apartment and townhouse units. The proposed 
development contemplates the addition of 217 new purpose-built residential apartment units to the 
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subject property. All the units included as part of the proposed development will be purpose built 
rental units, which will ultimately contribute to the City of Mississauga rental housing stock. 
Furthermore, the proposed development will contribute to the inventory of family-friendly housing 
by including a variety of unit sizes and it will also provide affordable rental housing opportunities 
to new and existing residents of various age and income levels.  
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8.0 CONCLUSION 
 
As demonstrated in this Report, the proposed development is consistent with the PPS and conforms 
to the Growth Plan and Regional Plan. The proposed Amendments will provide for a mix of 
residential rental housing in a variety of unit sizes and a built form that is consistent and compatible 
with the existing adjacent development. It represents appropriate intensification of an underutilized 
property which will add to the City of Mississauga’s rental housing stock which is located near a 
Major Transit Station Areas and is well served by existing transit and community services. It is 
our opinion that the proposed Amendments are required to bring the Official Plan and Zoning By-
law into consistency with the PPS and conformity with the Growth Plan and Regional Plan and 
are justified and represent good planning for the following reasons:  
 

1. The proposed development is consistent with, conforms to and promotes the policies of the 
Provincial Policy Statement, the Growth Plan, and the Region of Peel Official Plan; 
 

2. The proposed development contributes to the Region’s intensification target for the City of 
Mississauga by proposing increased density on the subject property; 

 
3. The proposed development directs intensification to Mississauga’s built-up area and 

maintains the intent of the functional and land use policies in the Mississauga Official Plan; 
 

4. The existing Official Plan policies regarding density are not consistent with the Provincial 
Policy Statement and do not conform to the Growth Plan, Region of Peel Official Plan and 
the Mississauga Official Plan. The proposed increase in density from 1.4 FSI and 2.0 FSI 
will facilitate the highest and best use of the subject property; 

 
5. The proposed buildings are of a high-quality urban design and contribute to a well-designed 

built form that defines the street and will contribute to the evolution of the changing 
character of the Meadowvale Character Area and Node; 
 

6. The proposed uses are compatible with the surrounding land uses and are desirable in 
fulfilling the vision of the PPS, Growth Plan, ROP and the current designations in the MOP; 

 
7. The proximity of the proposed development to community amenities such as parks, 

schools, trail networks, shopping, and transit contributes to the reduction in reliance on 
automobile use, encourages active transportation, and contributes to the development of 
complete communities and transit-supportive development; 

 
8. The proposed reduced parking ratio is supportable by the area’s walkability, provision of 

transit infrastructure and close proximity of services and facilities and will increase 
incentives for transit use; 

 
9. The proposed development contributes to a varied rental housing mix that provides housing 

choices for City of Mississauga residents and contributes to the City’s purpose built rental 
housing supply; 
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10. The proposed development is compatible and approximately interfaces with the adjacent 
residential uses; 

 
11. The proposed development makes efficient use of existing and planned infrastructure 

including water, wastewater and stormwater services, as well as transportation and 
community infrastructure; 

 
12. The proposed development is transit-supportive as it is walking distance to the 

Meadowvale Town Centre – Major Transit Terminal and the Meadowvale GO Station 
therefore providing inter and intra-regional transportation opportunities and contribute to 
transit supportive development; and 

 
13. The proposed development is supported by technical studies that confirm that existing 

intersections will operate in a reasonable manner, required noise attenuation levels can be 
achieved, pedestrian wind impacts can be mitigated and there is adequate water, 
wastewater, stormwater and transit infrastructure available. Additionally, shadow impacts 
will meet most of the City’s criteria.  

 
As demonstrated in this Report, the proposed Official Plan and Zoning By-law Amendments 
demonstrate consistency with the Provincial Policy Statement (2020) and conformity with the 
Growth Plan for the Greater Golden Horseshoe (2019), Region of Peel Official Plan (2016) and 
will bring the City of Mississauga Official Plan (2018) into conformity the current Provincial 
policy framework.   
 
 
Respectfully submitted, 
 
GLEN SCHNARR & ASSOCAITES INC. 
 
 
 
 
_______________________________         
Bruce McCall-Richmond, MCIP, RPP   Patrick Pearson,   
Associate       Planner 
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APPENDIX I – DRAFT OFFICIAL PLAN AMENDMENT 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Amendment No. XX to Mississauga Official Plan 
 
Also attached 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, pertaining to 
this Amendment. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

PURPOSE 
 
The purpose of this Amendment is to change the permitted floor space index (FSI) to 2.0 
whereas a FSI of 1.4 is currently permitted by Policy 16.16.3.2 – Special Site 2.  
 
 
LOCATION 
 
The lands affected by this Amendment are located in the Meadowvale Neighbourhood at the 
northeast corner of Glen Erin Drive and Aquitaine Avenue. 
 
BASIS 
 
Mississauga Official Plan came into effect on November 14, 2012, save and except for the 
outstanding site-specific appeals to the Local Planning Appeal Tribunal. 
 
The subject lands are designated Residential High Density by the Official Plan and are identified 
as Special Site 2 by the Meadowvale Neighbourhood Character Area. Apartments, townhouses 
and stacked townhouses are permitted by the Residential High Density and Special Site 2 
policies.    
 
An Official Plan amendment is required to maintain the existing townhouse and stacked 
townhouse permission and to modify the existing Special Site 2 maximum density permission of 
1.4 FSI and to allow for a new maximum density permission of 2.0 FSI to permit the proposed 12-
storey residential apartment building and townhouses, in addition to the existing 13-storey 
apartment building.   
 
The proposed Amendment is acceptable from a planning standpoint and should be approved for 
the following reasons: 
 

1. The proposal represents the redevelopment of an underutilized, tower-in-the-park 
residential property for residential infill uses compatible with the surrounding 
neighbourhood; 

 
2. The proposal includes a detailed landscape and connectivity plan that demonstrates the 

maintenance of existing and new connections to the adjacent trail and park system;   
 

3. The compatibility to the existing houses adjacent and to the north of the subject lands is 
addressed by locating townhouses of a similar built form and height in this area;  

 
4. The proposal contributes to the range of housing choices, including affordable options, in 

the City and the surrounding neighbourhood; 
 

5. The proposal will contribute to the City’s rental housing stock; 
 

6. The proposal is transit supportive;  
 

7. The proposal will activate the Glen Erin Drive streetscape and public realm by creating a 
new building wall and though detailed landscaping planning and streetscape design on 
Glen Erin Drive; 



 

 

 

8. The existing building will be improved by providing a new pedestrian drop-off area fronting 
on Aquitaine Drive; and 
 

9. The landscape/amenity areas will be improved for the benefit of existing and new 
residents. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 



 

 

 
DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO 
 
1. Section 16.16, Meadowvale Neighbourhood Character Area, of the Mississauga Official Plan, 
is hereby amended by replacing the existing Special Site 2 and adding Special Site X on Map 16-
16: Meadowvale Neighbourhood Character Area, in accordance with the Special Site Policies. 
 
2. Section 16.16.3.2, Special Site 2 Policies, Meadowvale Neighbourhood Character Area, of the 
Mississauga Official Plan, is hereby amended by adding the following: 
 
16.16.3.2 Special Site X 
 

 
 
16.16.3.2.1  Within the lands identified as Special Site X, located at the northeast corner of 

Glen Erin Drive and Aquitaine Avenue, a Special Site within the Meadowvale 
Neighbourhood Character Area will be established. 

 
16.16.3.2.2  Notwithstanding the policies of this Plan, an additional apartment building having 

a height of twelve (12) storeys and 39.0 metres and will be permitted on the subject 
lands. 

 
16.16.3.2.3  Notwithstanding the policies of this Plan, three (3) storey townhouses and stacked 

townhouses having a height of 10.5 metres will be permitted. 
 
16.16.3.2.4 Notwithstanding the policies of this Plan, a combined maximum floor space  
  Index (FSI) of 2.0 will be permitted.  
 
 
 
 
 
 
 
 



 

 

 
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. The lands will 
be concurrently rezoned to implement this Amendment. 
 
This Amendment has been prepared based on the Office Consolidation of Mississauga Official 
Plan March 13, 2019. 
 
 
INTERPRETATION 
 
The provisions of Mississauga Official Plan, as amended from time to time regarding the 
interpretation of that Plan, will apply in regard to this Amendment. 
 
This Amendment supplements the intent and policies of Mississauga Official Plan. 
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APPENDIX II – DRAFT ZONING BY-LAW AMENDMENT 
 



 A By-law to amend By-law 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 0225-2007, as amended, being a City of Mississauga Zoning By-law, is 

amended by deleting Exception RA4-45 and replacing it with the following Exception 

Table: 

 

4.15.5.45 Exception: RA4-45 Map # 46W By-law:  

In a RA4-45 zone the permitted uses and applicable regulations shall be as specified for a 

RA4 Zone except that the following uses/regulations shall apply: 

Additional Permitted Uses 

4.15.5.45.1     (1) Townhouse  

                        (2) retail store 

                        (3) medical office 

Regulations 

4.15.5.45.2 The regulations of Subsections 2.1.14 and 2.1.30 and Lines 

15.2 and 15.3 of Table 4.15.1 of this By-law shall not 

apply 

 

4.15.5.45.3 For the purposes of this By-law, all lands zoned RA4-45 

shall be considered one lot   
 

4.15.5.45.4 Maximum floor space index – Apartment Zone 2.0 

4.15.5.45.5 Minimum resident parking 

(a)  per apartment dwelling unit                0.83 

(b)  per townhouse dwelling unit                1.41 

 

4.15.5.45.6 Minimum visitor parking 

(a)  per apartment dwelling unit                 0.15 

(b)  per townhouse dwelling unit                 0.15 

 

4.15.5.45.7 Additional on-site parking is not required for a retail store 

and medical office use located on the ground floor of an 

Apartment  

 

4.15.5.45.8 All site development shall comply with Schedule RA4-45 

of this Exception 
 

 

 

 

 

 



 

ENACTED and PASSED this ________ day of _________________________ 2020.  

 

 

        ________________________ 

           Mayor 

 

        _______________________ 

           Clerk 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

APPENDIX “A” TO BY-LAW NO. ________________ 

 

 

 

 

Explanation of the Purpose and Effect of the By-law 

 

 

The purpose of this By-law is to permit an additional rental apartment building and rental townhouse 

dwellings on the property. 

 

This By-law amends deletes the current “RA4-45” zoning of the property and replaces it with a new 

“RA4-45” Exception zone. 

 

The current  “RA4-45” zone permits an apartment building, townhouses and back to back and stacked 

townhouses in compliance with a site specific development schedule 

 

The proposed “RA4-45” zone permits a second apartment building with townhouses in compliance 

with a new site specific development schedule 

 

 

 

Location of Lands Affected 

Property on the northeast corner of Glen Erin Drive and Aquitaine Avenue 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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