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Chair and Members of Plaoning and Development Committee 

Meeting Date: April 15, 2013 

Edward R. Sajecki 

Commissioner of Planoing and Building 

Sign By-law 0054-2002, as amended 
Sign Variance Applications 

RECOMMENDATION: That the report dated March 26,2013 from the Commissioner of 

Planning and Building regarding Sign By-law 0054-2002, as amended, 

and the requested eight (8) Sign Variance Applications described in 
the Appendices of the report, be adopted in accordance with the 

following: 

1. That the following Sign Variances be granted: 

(a) Sign Variance Application 12-03327 

Ward 1 
Riocan Development Inc.\Starsky Fine Foods 

2040 Dundas Street East 

To permit the following: 

(i) An addition to an existing ground sign creating 

a total sign area of17.41 sq. m (187.41 sq. ft.) 

per sign face. 



Planning and Development Committee - 2 - March 26, 2013 

(b) Sign Variance Application 12-02207 

Ward 1 

RBC 
220 Lakeshore Road West 

To permit the following: 

(i) Three (3) directional signs to have a sign area of 
0.78 sq. m (8.39 sq. ft.) and a height of 1.4 m 

(4.58 ft.). 

(c) Sign Variance Application 13-03698 

WardS 
International Centre 

6900 Airport Road 

To permit the following: 

(i) One (1) ground sign internal to the property 

with changing copy message board with a 

height of 8.23 m (27 ft.). 

(d) Sign Variance Application 12-03483 

Ward 9 
First Gulf 
6925 Century Avenue 

To permit the following: 

(i) One (I) temporary real estate sign facing a 
Provincial highway (Hwy. 401) for a period of 

one (1) year. 

(e) Sign Variance Application 13-03629 

Ward 9 
Meadowpine Land GP Inc. 
2727 Meadowpine Blvd. 

To permit the following: 

(i) One (1) ground sign located in the rear or side 



Planning and Development Committee - 3 - March 26,2013 

yard of a lot in a commercial or industrial zone 

located adjacent to a Provincial highway (Hwy. 

401) for a period of one (1) year. 

(f) Sign Variance Application 12-03492 

Ward 9 

First Gulf Corporation 

2380 Meadowvale Blvd. 

To permit the following: 

(i) One (1) ground sign located in the rear or side 

yard of a lot in a commercial or industrial zone 

located adjacent to Provincial highway (Hwy. 

401) for a period of one (1) year. 

(g) Sign Variance Application 12-03335 

Ward 11 
IZOD 

775 Britannia Road West 

To permit the following: 

(i) One (1) fascia sign located on a false screen 

wall of the loading area, located parallel to the 

side (west) elevation of the unit. 

2. That the following Sign Variance not be granted: 

(a) Sign Variance Application 12-03140 

Ward 5 

Bombay Chopsticks 

30 Bristol Road East 

(i) One (1) fascia sign attached to an exterior wall 

which is not forming a part of the unit occupied 

by the business. 
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BACKGROUND: 

COMMENTS: 

The Municipal Act states that Council may, upon the application of 

any person, authorize minor variances from the Sign By-law if in the 

opinion ofthe Council the general intent and purpose of the By-law is 
maintained. 

The Plauning and Building Department has received eight (8) Sign 

Variance Applications (see Appendices I to 8) for approval by 

Council. The applications are each accompanied by a summary page 

prepared by the Planning and Building Department which includes 
information pertaining to the site location; the applicant's proposal; 

the variance required; an assessment of the merits (or otherwise) of the 

application; and a recommendation on whether the variance should or 
should not be granted. 

FINANCIAL IMPACT: Not applicable. 

CONCLUSION: 

ATTACHMENTS: 

Council may authorize minor variances from Sign By-law 0054-2002, 
as amended, if in the opinion of Council, the general intent and 

purpose of the By-law is maintained. Sign By-law 0054-2002, as 

amended, was passed pursuant to the Municipal Act. In this respect, 

there is no process to appeal the decision of Council to the Ontario 
Municipal Bard, as in a development application under the Planning 

Act. 

APPENDIX 1: Riocan Development Inc.\Starsky Fine Foods 

Appendix 1-1 to 1-7 

APPENDIX 2: RBC 

APPENDIX 3: 

APPENDIX 4: 

APPENDIX 5: 

Appendix 2-1 to 2-7 

International Centre 
Appendix 3-1 to 3-7 

First Gulf 

Appendix 4-1 to 4-7 

Meadowpine Land GP Inc. 
Appendix 5-1 to 5-6 



Planning and Development Committee - 5 -

APPENDIX 6: 

APPENDIX 7: 

APPENDIX 8: 

Edward R. Sajecki 

First Gulf Corporation 

Appendix 6-1 to 6-7 

IZOD 

Appendix 7-1 to 7-7 

Bombay Chopsticks 

Appendix 8-1 to 8-8 

Commissioner of Planning and Building 

March 26, 2013 

Prepared By: Mark Toliao, Acting Supervisor, Sign Unit 

K: Ipbdivisionl WPDATA\Aprz115 _13signvariance.docx 



SIGN VARIANCE APPLICATION REPORT 

Planning and Building Department 

February 11,2013 

FILE: 

RE: 

12-03327 

Riocan Development Inc.\ Starsky Fine Foods 

2040 Dundas Street East - Ward 1 

APPENDIX 1-1 

The applicant requests the following variance to section 13 ofthe Sign By-law 0054-2002, 

as amended. 

Section 13 Proposed 

Maximum permitted sign area of 15 sq. m. An addition to an existing ground sign creating 

(161.46 sq. ft.) per sign face. a total sign area of 17.41 sq. m. (187.41 sq. ft.) 

per sign face. 

COMMENTS: 

The additional sign area is to accommodate an electronic message board. The increase in sign 

area is minimal and the overall height of the sign meets the provision of the Sign By-law. The 
intent of the Sign By-law is to use electronic message boards on ground signs to replace the need 

for mobile signs on commercial properties. The Planning and Building Department therefore 

finds the variance to be acceptable from a design perspective. 

K:\pbdivision\WPDATA\PDC-Signs\2013 PDC Signs\l2-03327\Ol- REPORT. doc 
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APPENDIX 1-2 

SUBJE PROPERTY 

CITY OF TORONTO 

Planning and Building 
Sign Unit 

2040 Dundas St. E. 
File # 12-03327 

Riocan Management Inc /Starsky Fine Foods 
SCALE FDA REDUC£D DRAWINGS ---Om 50m 100m 200m 300m 400m 500m " ... 



APPENDIX 1-3 

To: Cltvof Mlsslssaue:1 

Rt!: Sign PermltNarlanc:e Application 3327 -WE BID: cru9n6C- 2040 DundasSt. E 

Variance Rationale 

The Starsky logo that is used on their enUre slore brandin,ln their two Mlsslssaugl 5tore5 and their Hamilton store Is rectangular In shape With a 4:1 ratio of length to 
heIght. 

Whrn Starskymoved Into this existing retail space they Inherited the 
el(lsting sign and It's iJlmostsquare 8' klSh M 10' wide shape. Their logo 
would not have used half the SISA In Its standard format so (twas 
uncharacteristically displayed on an angle to use up the eJdstlng space. 
Sta~kv 15 a Browlna: retail chain.. having Just opened I brand new store In 
Hamllton on Q.ueenston Road. At their new store tIIev Installed. new pylon 

sign with the correct4:1 ratio top sedlon with their 1080 M well as an electronic mess lie centre fEMC). They have found the EMCto be iii veJYeffedlve fonn (If on­
premise sl&naae to advertise theIr In store specIals 8$well as the publfcservlce messes.s forthe manycharitfes that they support. It takes time and Investment to 
develop the proaramm1na: messages for the £Me. StBnky would ~keto Install exactly the same sIze and proportion EMCat their 2040 Dundaslot;tlion so Utat they 
can use the same programming maIn wide sent from their head offiee loeatlon. TheV are currently workQ wIth the landlord of theIr store at 3115 Dundas Sl Wto 
add the same sIze EMe to theIr pylon slsn atthat location. 

The modification ofChe e}Clstingslan Involves the followklgj 

• Remove the exlstfng F14" hlsh jC lrJ wide top sign .section 
• Installation af a new top sign sectIon 1'11- hlsh x 12" wide including a backlt rectanaular sllJll wlththeStarsky logo and an EMC 

The bottom section of the sign Includfnllthe sign structure, Sign location and slsn bale would not be altered In any way. 

• Starsky woukladd the 2040 Dundas St-streetaddress tothe srsn sldrtlnglthls action was required but never completed In a previous variance application) 

Signed: 

Starskv Fine Foods: 

RloCan Management Inc: 
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2040 DUNDAS STREET EAST· WARD 1 
RIOCAN DEVELOPMENT INC. (STARSKY FINE FOODS 
# 12-D3327.VAR 

APPENDIX 1-7 



SIGN VARIANCE APPLICATION REPORT 

Planning and Building Department 

January 29, 2013 

FILE: 12-02207 

RE: RBC 
220 Lakeshore Road West - Ward 1 

APPENDIX 2-1 

The applicant requests the followiug variance to section 18 of the Sign By-law 0054-2002, as 

amended. 

Section 18 Proposed 

A directional sign is permitted a maximum Three (3) directional signs to have a sign area 
sign area of 0.75 m2 (8.07 ft2) and a maximum of 0.78 m2 (8.39 ft2) and a height of 1.4 m 

height of 1.2 m (3.94 ft.). (4.58 ft.). 

COMMENTS: 

The proposed directional signs are located internal to the site. The additional height and area 

proposed are minor in this instance. In this regard, the Planning and Building Department finds 

the variance acceptable from a design perspective. 

K:\pbdivision\WPDATA\PDC-Signs\2012 PDC Signs\12-00734\Ol- REPORT.doc Kelwin Hui ext. 4499 
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APPENDIX 2-3 

WWW.PRlDE.8IGNS.COM 

City of Mississauga 
300 City Centre Orive 
Mississauga ON 

L5B3Cl 

Re: 220 Lakeshore Rd West, Mississauga ON, L5H 166 - RBe Directional Signs 

To whom it may concern, 
Please accept this letter as part of the variance' package forthe RBe site listed at the above address. The 
variance is for three RBC directional signs which are larger than the by-law allows at a size of 
0.76m2/side. The signs also require a variance for height. The by-law allows a height of 3.93', and the 
proposed height Is 4'6". 

The sign design is a standard design for directional signs which RBC uses at·all of its locations throughout 
Canada. The intent of the signs is to clearly Identify the access and exit points ofthe drive-thru ATM 
feature in order to promote safe and effective movement on site for both pedestrians and vehicles alike. 
The signage is designed to be highly visible as it is an essential variable In public safety and movement 
on site. It allows for drivers to make controlled and calculated maneuvers on site as the entrance and 
exit of the drive-thru is clearly indicated via the signs. 

The sign height of 4'6" is essential to ensure adequate visibility at all times. The height allows the signs 
to be at eye level with motorists which helps to ensure they can be easily viewed. The height also allows 
for visibility during the winter months when excess runoff from snow plows and snow drifts accumulate. 
It also assists in RBC keeping its image consistent with other recent sites in the city. 

Based on the above I would ask for your support and approval ofthe variance. The signs are an 
instrument of public safety and the sizes are created to ensure adequate visibility within the site. The 
variance will allow tor RBC tp continue Its ongoing Image compliance for newer sites across Canada and 
help establish consistency which is vital to the bank. For any questions or concerns regarding this 
application please contact the undersigned. 

ThankS,'r..lA. _ 

Nalnl~~~rdinator 
T:S19-622-4040x274 
F:S19-622-4031 
E:ndart@pridesigns.com 



Directional. Sign 

I ~Directional Sign 

LAKESHORE ROAD WEST 

APPENDIX 2-4 

LOCATION OF PROPOSED 
DIRECTIONAL SIGN 



.. DIs Illuminated Directional Sigrls ( 2 -Required ) 
Scaie1 N.T.S. 

Note\ 
This sign IS Illuminated with White LEO 

Top View 

--Side2 
[ 

• M!:Iterial SpeciffcatiO!lS 

• .125 Roiled Aluminum constructO!Cf top shell to De primed and painted GG Brushed Aluminum. 

• 18rnrn Clear acrylic logo pushed tnf'9uSh aluminum shell. 
• White LED Illumination 
• Translucent vinyl applied to 1st and 2nd surfaces, 
• Uon graphic to be "RBe Yellow· 3m VQ #10599. 
• ~RBC~ to be White A9001-T. 
• field to be "RBG-Medlum Blue" 3m va #105"00 with ill WhlteJ\eyHne al1lund perimeter. 
Note: 
• A final layer of White A9001-T applied to 2nd surfa(;e 01 acrylic. {diffuser 1 

I; • hDrive·Thru" and directional arrows to be. rot.rted out-gf aluminum shell 
• Routed out graphlcs to' be bacl<ed UP with 3/16" white LD 2447 acrylil; 
• Illuminated wilh White LED 

• .125 RolleaAluminum tOnstructed bottom shell to be primed ill1d painted Medium Blue pms #286c 
I T' .125 AI'mln"","'_ b.,. pl'~ "",,,hOi to be phmod ond p';n~d M""'m "" pm' #286, 

I .... , 
!.II 



• DIs Illuminated Directional Sign 
Soa~N.TS 

Note: 
This sign is illuminateo with White LED 

Top View 

I 
• M~terial Specifications 

• .l25 RoUed Aluminum constructed top shell to be primoo,and painted GG Brushed Ailiminum. 

~ • IBmm Clear acrylic logo pushed througf'1 aluminum shell. 
• White LED illumination 
• Translucent vinylilpplied to 1st and 2nd surfac~ 
• Uon graphic to, be "RBC YelloW" 3m Va #10599. 
• ~RBG" to be Whlte-A9001-t 
• Field to be "RBC'Medium Blue~ 3m va #10600 with a Whtte.ke.yllne around perimeter:. 
Note: 
• A ffnal layer of White A9001-T applied to 2nd surface of acryliC.. (diffuser) 

" • ~Exit Ot"ly~, Symbol, "Do Not Enter" and dDrlve CarefuDy"to be routed out of aluminum shell 
• Routed outgrapN~ to be backed up with 3/16" whitB LD 2447 acrync 
(symbol to have red 3m #3630-33 translucent vfnyl applied to 1st surface ) 

• Illuminated wIth White LED 

• .12S Roned Aluminum oonstructed bottom shell to be primed and painted Medilim Slue pms #286c 

, .•. 125 Aluminum constructed base plate cover shell to be ptlmed and painted Medium Blue 'Oms #286c 

~ 
~ .., , 
~ 



APPENDIX 2-7 

220 LAKESHORE ROAD WEST FEB. 1, 2013 

EXISTING DIRECTIONAL SIGNS TO BE REMOVED 



SIGN VARIANCE APPLICATION REPORT 

Planning and Building Department 

February 19,2013 

FILE: 13-03698 

RE: International Centre 

6900 Airport Road - Ward 5 

APPENDIX 3-1 

The applicant requests the following variance to Section 4 of the Sign By-law 0054-2002, as 

amended. 

Section 4(6) Proposed 

Any sign not expressly permitted by this By- One (1) ground sign internal to the property 

law is prohibited. with changing copy message board with a height 

of 8.23m (27 ft). 

COMMENTS: 

The proposed sign is part of a comprehensive sign package for the site, yet was missed in error 
by the applicant under sign variance application 12-00550 (for five (5) internal ground signs). 
The sign is internal to the site, located near the rear of the building and not visible from the 
street. 

In this regard, the Planning and Building Department finds the variance acceptable from a design 

perspective. 

K:\pbdlvisionIWPDATAIPDC-SignsI2012 PDC Signs\12-00550\Ol-Report.doc Kelwin Hui ext. 4499 
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resources 

To, 

Kelwin Hui 

Plan Examiner, Building Division 

City of Mississauga, 

Mississauga 

Dear Mr.Hui, 

Subject: Variance application for installation of new sign at 6900 Airport Road 

Reference: Permit application # 3698, submitted on January 15, 2013 

Proposed Signs Location: Near Hall # 4 as per attached site plan 

Scope of work: Install (1) new ground sign, as per attached details. Proposed sign is 14.6 Sq M 

c:'; , ,-n /.1';l.:"tn 
"J .. '< ':'J'" ':: ;;"; 'J 

APPENDIX 3-3 

Feb 5, 2013 

Variance: Proposed sign is not expressly permitted, Sign By-law 0054-2002 (Ref- Status report, Jan 30, 2013 

Rationale: 

1. Proposed sign is consistent with other signs permitted on premises under permit # SGNBLD 12 550 VAR In fact it was 

part of the original sign package approved under above said permit, but was missed in error. Therefore applying under 

separate application. 

2. Intended use of the proposed sign is business identification as well as directing public. Proposed use of the building as 

exhibition place and size of the building and large gathering of the public supports the requirement of proposed sign so 

that it can be visible from distance and can facilitate safe movement of public. 

3. Proposed sign will not alter essential character of the premises, in fact it is consistent with essential character of the 

building, premises, surrounding and existing use of the building and existing signs on the premises. 

4. Proposed sign will not alter essential character of the area. It is consistent with the permitted use of the building. 

5. Proposed sign will not affect adjacent properties. 

6. Proposed sign will not have any impact on public safety. 

7. Proposed sign are not expressly prohibited. 



resources 

8. Proposed sign are permitted sign types. 

-:;.) 

I '>::, '(J /J';'.,S i 
'::f;'" -,1,:.'0:;';';) 

APPENDIX 3-4 

9. Proposed sign will contribute to public place making and will enhance surrounding architectural context. 

10. Proposed sign will follow all regulation for message board and illuminated signs. 

Best Regards 

(Bhojani, Phil) 
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'43" 

18" 
UPPER SIGN -114sq. FEET 
LED SIGN - 44sq. FEET 

~~~O~~~~~~~~~~I~~J~f~tnf~ ~8~~~I~~~~WW~~5m6~D°t:~~~n~~~gC~L~~rrrE~~rfE%~~~l MEDIA 
INTERNATIONAL ALL RIGHTS RESERVED. 

MESH 
PAINTED 

2.~AiLOWABd~'s-oICBEARING CAPACITY 
ASSUMED: 3000 PSt. 
3. ALLOWABLE PASSIVE LATERAL SOIL 
RESISTANCE ASSUMED: 300psfltt. 

SPECIFICATIONS: 
1. RuLLED SI EEt SECTIONS (HSS) 
SHALL CONFORM TO eSA G4().21 , sow. 
2. STEEL PLATE SHALL CONFORM TO 
eSA G40.21, SOW 
3. ALUMINUM ANGLE ALLOY: 6061-T6 
4. ALUMINUM EXTRUSION ALLOY: 6063-
T5 
5, CONNECTION BOLTS FOR SIGN 
BOXES SHALL CONFORM TO ASTM A325 
OR SAE GRADE 5, 

FOUNDATIONS: 
1. FbONDAi tUNs ARE EXISTING AND 
ARE TO BE RE-USED. 
2. SIZE OF EXISTING FOUNDATIONS AS 
SPECIFIED IN THE DRAWINGS. 
3. TOTAL SIGN AREA OF THE 
PROPOSED SIGN IS LESS THAN OR 
EQUAL TO EXISTING SIGN AREA 
PRESENTLY INSTALLED. THEREFORE, 
THE LOADING ON THE EXISTING 
fOUNDATION AND ANCHOR BOLTS WILL 
NOT BE INCREASED. 
4. DUE TO THE FACT THAT THE 
EXISTING FOUNDATIONS ARE BURIED, 
AS BUILT DRAWINGS WERE PROVIDED 
BY MEDIA RESOURCES TO VERIFY 
FOUNDATION SIZE. 

INTERNATIONAL CENTRE 
ENTRANCE 4 

MEDIA RESOURCES INTERNATIONAL 
1~67 CORNWALL ROAD OAKVILLE, ONTARIO 

TEL 1.600.667.45"5"4 FAX: 1.905.337.95~1 

ASSEMBLY DRAWINGS 

B liNTERNATIONAL CENTREI,:"] 
SHEET 1 OFS I ~ 

~ 
'M 
b, 
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6900 AIRPORT ROAO FEB.19,2013 

r,-~f'--



SIGN VARIANCE APPLICATION REPORT 
Planning and Building Department 

February 19,2013 

FILE: 12-03483 

RE: First Gulf 

6925 Ceutury Avenue - Ward 9 

APPENDIX 4-1 

The applicant requests the following variance to Section 1 of the Sign By-law 0054-2002, as 

amended. 

Section 1 Proposed 

Signs are not permitted to front a Provincial One (1) temporary real estate sign facing a 
Highway. Provincial Highway. 

COMMENTS: 

The intent of the sign is to promote the new development on the lands. Since the sign is needed 
for a temporary period, the Planning and Building Department recommends approval ofthe 
variance for a period of one (1) year. 

K: Ipbdivision\WPDATAIPDC-Slgns\2012 PDC Signs\12-00550\Ol-Report.doc Kelwin Hui ext. 4499 
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City of Mississauga, Sign Unit 

Planning and Building Department 

300 City Centre Drive 

Mississauga, ON 

l5B 3Cl 

APPENDIX 4-3 

~ 
FIRSTGULF 

CORPORATION 

December 7, 2012 

Re: Variance from Sign By-law 54-02 to erect a Real Estate Sign at 6925 Century Avenue. 

To Whom This May Concern, 

This is to confirm that Sun life Assurance Company of Canada is the registered Owner of the 

property (herein referred to as "Owner") located at 6925 Century Avenue and has assigned First 

Gulf Corporation as agent obtain a sign permit and variance to permit an existing real estate 

sign as identified in the enclosed drawings. 

The sign is located on the Owner's property, which is zoned El Employment Area and set back 

approximately 1 m from the northeastern property line. The sign fronts onto the Mississauga 

Road exit ramp from the eastbound Highway 401 and measures 9.75 m by 4.87 m, resulting in a 

total surface area of 47.48m'. In our opinion, the signage is most accurately defined by the 

"real estate sign" definition in By-law 54-02 as the sign is temporary, the content is non­

illuminated, and advertises the rent or lease of First Gulf Corporation's upcoming development 

project. 

First Gulf has been diligently working with the City on this project for the last~8 months and 

aims to develop the Meadowvale Business Park that will continue to attract prominent 

employers to the neighbourhood. 

Any efforts on your part to expedite this process would be greatly appreciated. 

Best Regards, 

"~;a~lJjJ;~/~ 
DfnManlapaz, MClPl,RPU 
Director of Planning & Development 

3751 Victoria Pork Avenue, laronto, Onloria MIW 314 1,1416·491-7778 Fox 416·491-1351 

www.firstgulf.com 



~ 
FIRSTGULF 

CORPORATION 

City of Mississauga 

Planning & Building Department, Sign Unit 

300 City Centre Drive 

Mississauga, ON 

L5B 3Cl 

Re: Real Estate Sign Permit 1112 3483: 6925 Century Ave. 

Dear Kelwin, 

APPENDIX 4-4 

January 25, 2013 

Due to MTO sign restrictions on maximum signage area, the dimensions of the real estate sign have 

been revised as perthe enclosed elevation drawing. The width of the sign was changed from 9.75 

metres to 9.45 metres, resulting in an overall signage area of 46.30 m2 instead of 47.48 m2. 

Despite the revised size of the sign, a sign variance is still required as specified by real estate sign size 

restrictions in Section 26 of the Sign By-Law 54-02. 

Please find enclosed three copies of the revised sign elevation for your use. 

Sincerely, 

First Gulf Corporation 

Farah Ibrahim, MES (Pl.) 

Development Coordinator 

~lU\!.r~)ji.:x~:n}~c~rJ. 
[lU;lI)!~~G 

C~U~,:~!~;~_._· ____ ·_~ 

3751 Victono Pork Avenu,. loronto, On"'no Ml W 314 1,1 416·49].7778 Fox 416~9J.l351 

www.iirstgulf.com 
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SIGN VARIANCE APPLICATION REPORT 

Planning and Building Department 

January 23, 2013 

FILE: 12-03629 

RE: Meadowpine Land GP Inc. 
2727 Meadowpine Blvd - Ward 9 

APPENDIX 5-1 

The applicant requests the following variance to Section 16(6) of the Sign By-law 0054-

2002, as amended. 

Section 16(6) Proposed 

No ground sign shall be located in the rear or A ground sign located in the rear or side yard of 

side yard of a lot in a commercial or a lot in a commercial or industrial zone located 

industrial zone located adjacent to a adjacent to a Provincial highway. 

Provincial highway. 

COMMENTS: 

The intent of the sign is to promote the future development ofthe lands. Since the sign is needed 

for a temporary period, the Planning and Building Department recommends approval of the 

variance for a period of one (I) year. 

k: 1pbdrlfislon \wpdata\pdc~signs\20 13 pdc slgns\J3-03629 \0 I-report. doc Mark Toliao 
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Meadowpine Land Limited Partnership 

January [5,20[3 

City of Mississauga 
Building Department 
300 City Centre Drive 
Mississauga, ON LS B 3C I 

To Whom It May Concern, 

Re: 2727 & 2777 Meadowpine Boulevar'.!.I'~t .!!,PL,PIi_·-"ca.;...ti..c0.:::n:.--________ _ 

APPENDIX 5-3 

As owners of Gateway Meadowvale, 2727 & 2777 Meadowpine Bou[evard in Mississauga, 
we are contacting the City of Mississauga regarding signage on the G.ieway Meadowvale 
Deve[opment Site. The site .signage facing Highway 401 is a crucial element in the 
marketing and promotion of this 12.6 acre,400,000 square foot office development to 
potential tenants in the Greater Toronto Area. 

We appreciate the City ofMississauga'scooperation with this pennit application process. If 
you require any further infonnation or clarifications, please contact me at 416.687.2773 or 
ctcutting@carttera.com. 

Regards, 

&~ 
Meadowpine Land Limited Partnership 

Meadowpine land lbnited. Partne~hlp 
20 Adclaido Street East, Suite 501 
toronto, Ontario MSC ZT6 

TELEPHONE: 416-593-4.747 
FACSIMILE: 41:6-867-9790 
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APPENDIX 5-5 

I 20' ------------1 

GATEWAY MEADOWVALE 2' 

12' 

Kurt Love Rebekah Dalziel 
Sales Representative Sales Representative 

905.712.2100 Intelligent 
Real Estate Solutions 

Developed by 

www.gatewaymeadowvale.com ~ 2' 
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II 
SIGN VARIANCE APPLICATION REPORT 

Planning and Buildiug Department 

February 13,2013 

FILE: 12-03492 

RE: First Gulf Corporation 

2380 Meadowvale Blvd - Ward 9 

APPENDIX 6-1 

The applicant requests the following variance to Section 16(6) of the Sign By-law 0054-

2002, as amended. 

Section 16(6) Proposed 

No ground sign shall be located in the rear or A ground sign located in the rear or side yard of 

side yard of a lot in a commercial or a lot in a commercial or industrial zone located 
industrial zone located adjacent to a adjacent to a Provincial highway. 

Provincial highway. 

COMMENTS: 

The intent of the sign is to promote the future development of the lands. Since the sign is needed 

for a temporary period, the Planning and Building Department recommends approval of the 
variance for a period of one (1) year. 

k: \pbdiVlsion\wpdatalpdc-signsI2013 pdc signs\12-03492\OJ-report.doc Mark Toliao 
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APPENDIX 6-3 

FMC 4 Limited & Sun Life Assurance Company of Canada 

January 8, 2012 

Attn: Mr. Mark Toliao 

City of Mississauga, Sign Unit 

Planning and Building Department 

300 City Centre Drive 

Mississauga, ON 

L5B 3Cl 

Re.: Sign Variance File 12-3492: Real Estate Sign at 2380 Meadowvale Blvd. 

Dear Mark, 

In response to the Application Status Report dated January 2nd
, 2013, for the sign variance file 

noted above, the size of this sign exceeds the maximum permitted size of a Real Estate Sign as 
specified Section 26 ofthe Sign By-Law 54-02. This.sign existed on the site at the time the 

property was purchased by the current owners. FMC 4 limited and Sun life Assurance 

Company of Canada acquired the site "as is" and has refaced the sign, utilizing the existing sign 

infrastructure (sign posts backing) to advertise its future office development. The sign area and 

location are as previously existed, consequently in non-conformance to the by-law. 

Please find enclosed electronic files of the drawings.sllbmitted for this sign permit application 

as well as photographs of the sign before and after it was refaced. 

First Gulf has been in contact with the Ministry.ofTransportation and is in the process of 

obtaining approval for this sign, as requested. 

Sincerely, 
FIRST GULF FMC 4 LIMITED 

/)Me /' 

Director of Planning & Development 
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FILE: 

RE: 

SIGN VARIANCE APPLICATION REPORT 
Planning and Building Department 

12-03335 

IZOD 
775 Britannia Road West - Ward 11 

APPENDIX 7-1 

The applicant requests the following variance to section 13 of the Sign By-law 0054-2002, as 

amended. 

Section Proposed 

Permits facia signs to be located on the One (l) fascia sign located on the false screen 

building fayade for each occupancy. wall of the loading area, located parallel to the 

side (west) elevation of the unit. 

COMMENTS: 

The purpose of the false wall is to screen the loading area. The screen wall is designed with false 

windows and features which is consistent with the design of the building. The placement of a 

fascia sign on this wall is consistent with other fascia signs installed on the building. The 

proposed sign would replace an existing sign from a previous tenant. 

In this regard, the Planning and Building Department finds the variance acceptable from a design 

perspective. 

k:\pbdivision\wpdata\pdc-signs\20 13 pdc signs\12-0333 5\0 I-report.doc 
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Feb.4,2013 

City of Mississauga 
300 City Centre Drive 
Mississauga, ON. L5B 3C1 

Subject: Sign Variance Rationale 
Object: Izod 775 Britannia Rd. W. Mississauga ON 

To Whom It May Concern; 

APPENDIX 7-3 

Zip Signs Ltd. 
5040 North Service Road 

Burlington, Ontario L7L 5R5 

We respectfully ask that you consider our application for variance of the Sign Bylaw to allow a second Fascia sign 
to be installed on the wall on the west elevation and in a location replacing an existing Black's sign. The 
sign is mounted on a wall that hides a loading dock and is part of the existing building structure. 

This proposal is consistent with the installation of permitted wall signs on the properties in the area and 
would allow for less confusion for traffic driving in the entrance way provided. It will not interfere with 
pedestrian traffic or obstruct public visibility of the surrounding area, 

Consistent with neighbouring buildings, our proposal does not alter in any way the essential character of the area 
nor would it adversely affect adjacent properties, Being a sign type that is permitted in the sign district where the 
premises is located, the installation would be done in compliance with the Ontario Building Code, whereby public 
safety would be guaranteed, 

We are confident that our proposal satisfies the public interest as well as preserving the character of the 
Commercial and office district. We thank you for the attention you are giving our application and consideration for 
the success of this proposal, and we remain available should you require additional information and/or documents 
to complete this application, 

Best regards, 

c;£Ju~-/~{/VvL 
Dave Adam 
Permit ConSUltant 
Zip Signs Ltd, 

Ph 905-332-8332 Toll Free 800-291-0166 
Fx 905-332-9994 

Creating Signs of Excellence Since 1971 

www.zipsigns.com 
info@zipsigns.com 
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JOB: IZOD #203 
MALL: HEARTLAND TOWN CENTRE 
ADDRESS: 
LOC,: MISSISSAUGA, ON 
SPACE#: 10 
PRINT#: 28034-1 
S, F. LENGTH: 
SALESPERSON: C, BLUE 

This Product is LJsteci by t1i."\ 
UNDERWRITERS LABORATORIES INC. \!y 
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SIGN VARIANCE APPLICATION REPORT 
Planning and Building Department 

January 16,2013 

FILE: 12-03140 

RE: Bombay Chopsticks 
30 Bristol Road East - Ward 5 

APPENDIX 8-1 

The applicant requests the following variance to Section 4 of the Sign By-law 0054-2002, as 
amended. 

Section 4 Proposed 

A fascia sign must be located on the unit One (1) fascia sign attached to an exterior wall 

occupied by the business. which is not forming a part of the unit 

occupied by the business. 

COMMENTS: 

The proposed variance is for one (1) fascia sign at the rear of the building facing Hurontario 

Street. However, the proposed sign is not on their unit. The exterior wall on which the sign is 

proposed is occupied by CIBC. The proposed sign is placed in between the two CIBC signs 

which is confusing for the public. (Appendix 8-8) 

The unit occupied by applicant has an exterior wall facing Hurontario Street in which the 

proposed sign can be placed. 

For the above noted reasons the Planning and Building Department cannot support the requested 

variance. 

k:lpbdivisionlwpdatalpdc-signs\2013 pdc signsI12·03140101· report. doc Kelwin Hui ext. 4499 
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January 3,2013 

Maria Dimou 
Permit Information Assistant 
Customer Services Planning & Building 
Building Division 
City of Misissauga 
300 City Centre Drive 
Mississauga LSB3C1 

Re:Bombay Chopsticks Application No: 123140 - Letter of Rationale 

Madam 

APPENDIX 8-3 

Reference your letter dated October 23,2012 we would like to submit following 
for your consideration. 

1. We cannot put up the sign on the outer wall (facing Hurontario Slreet) 
because the ground area attached to our wall belongs to the property of 
another Restaurant where their Patio is located. 

2. WI:. w<ial to avoid any confusion to customers because of the above. 

3. It i3 impurtant that we have visibility of our restaurant from Hurantario 
Street. 

4. The wall where we propose to put up thl" sie" b,,!0"-i":" tn moe!',!\! "'!>:i \M(' 

have their consent to do so. 

In view of the above circumstances you are requested to permit us to install 
Our sign at the requested spot. 

Thanking you 

Very truly yours 
For BOMBAY CHOPSTICKS INC 

~ 

30 Bristol Road / Sandalwood Plaza / Mississauga / Ontario / (905) 502-8583 
1530 Albion Road #P2/ Albion Mall (Beside Beer Store) / Etobieoke / Ontario / (416) 749-5400 

www.bombayehopstieks.com 
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Sign Area: 21sqf 
Sign Area percentage: 13.6% 

Sign weight: 48lb 
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March 26,2013 

Chair and Members of Planning and Development Committee 

Meeting Date: April 15, 2013 

Edward R. Sajecki 
Commissioner of Planning and Building 

Proposed Amendments to Mississauga Official Plan and Zoning 
By-law 0225-2007 for the Meadowvale Village Neighbourhood 
Character Area 

WARD 11 

RECOMMENDATION: That a public meeting be held to consider proposed official plan and 
zoning by-law amendments as recommended in the report titled 

"Proposed Amendments to Mississauga Official Plan and Zoning 

By-law 0225-2007 for the Meadowvale Village Neighbourhood 

Character Area" dated March 26,2013 from the Commissioner of 

Planning and Building. 

REPORT 
HIGHTLIGHTS: 

• Updating of the Meadowvale Village Neighbourhood Character 
Area policies of Mississauga Official Plan to reflect the Draft 
Meadowvale Village Heritage Conservation District Plan; 

• Revised policy framework to reflect existing conditions and as built 

developments surrounding the Meadowvale Village Heritage 

Conservation District; 

• Updated mapping to reflect the expanded Meadowvale Village 

Heritage Conservation District boundaries; and 
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BACKGROUND: 

• Amending provisions of Zoning By-law 0225-2007 to reflect the 

proposed regulations contained in the Draft Meadowvale Village 

Heritage Conservation District Plan. 

The Meadowvale Village Heritage Conservation District was 

established as Ontario's first Heritage Conservation District in 1980. 

The Heritage Conservation District Plan has not been reviewed in 

detail since 1980 and it is time to reflect current heritage conservation 

principles and practices in the ongoing effort to protect and conserve 

the heritage character and attributes of the area. 

The Ontario Heritage Act was amended in 2005 to allow for better 

protection of heritage conservation districts throughout the province. 

Staff in the Culture Division began working with area residents in 

2012 to update the Meadowvale Village Conservation District Plan to 

current provincial heritage legislation. 

On November 28,2012, City Council adopted By-law 0238-2012, 

which established the Meadowva!e Village Study Area and placed 

limitations on development in the area for a period of not more than 

one year. This By-law was passed under the provisions of the Ontario 

Heritage Act and has been appealed to the Ontario Municipal Board 

(OMB) which presides over matters under the Ontario Heritage Act. 

As part of revisiting the Heritage Conservation District Plan, 

Mississauga Official Plan and Zoning By-law 0225-2007 need to be 

updated to reflect changes proposed through the Heritage 

Conservation District Plan. This is also an opportunity to update the 

policies that apply to the greenfield subdivisions that were built in the 

1990's and early 2000's surrounding the Village. 

This report outlines the general nature of the proposed changes to 

Mississauga Official Plan and Zoning By-law 0225-2007. The 

proposed amendments to the Official Plan and Zoning By-law will be 

brought forward at the same time as the proposed Meadowvale 

Heritage Conservation District Plan so that the community and other 

stakeholders can consider the changes to these documents 

comprehensively. 
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COMMENTS: Mississauga Official Plan 
Meadowvale Village is identified as aN eighbourhood in Mississauga 

Official Plan. Neighbourhoods are intended to accommodate the 

lowest densities and building heights and will focus on residential uses 
and associated services and facilities. Policy 5.1. 7 states that 

"Mississauga will protect and conserve the character of stable 

residential Neighbourhoods." 

Section 7.4.3 of Miss iss aug a Official Plan outlines policies for 

Heritage Conservation Districts defined as areas of "unique character 
to be conserved through a designation by-law pursuant to the Ontario 

Heritage Act." 

Policy 7.4.3.2 outlines the contents of Heritage Conservation District 

Plans and states that they will contain the following: 

a. a statement of the objectives to be achieved in designating the 

area as a heritage conservation district; 

b. a statement explaining the cultural heritage value or interest of 
the heritage conservation district; 

c. a description of the heritage attributes of the heritage 

conservation district and of properties in the district; 

d. policy statements, guidelines and procedures for achieving the 
stated objectives and managing change in the heritage 

conservation district; and 
e. a description of the alterations or classes of alterations that are 

minor in nature that the owner of a property in the heritage 

conservation district may carry out or permit to be carried out 

on any part of the property, other than the interior of any 
structure or building on the property, without obtaining a 

Heritage Permit. 
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Appendix I is the proposed Meadowvale Village Neighbourhood 

Character Area Policies (Final Version) of Mississauga Official Plan. 

These policies reflect changes resulting from the heritage district 

review and have also been reformatted to distinguish between those 

policies that are applicable to the entire Character Area and those 

specifically related to the Village Precinct which includes the Heritage 

Conservation District. The appendix also indicates that Special Site 7 

is proposed to be removed. This site has been built and its site 

specific exception zone regulations control site development. 

Appendix 2 is a comparison of the proposed and existing policies, 

indicating what is new, what has been deleted and what has moved. 

Appendix 3 is the Meadowvale Village Precincts Map showing the 
proposed expanded boundaries ofthe Meadowvale Village Heritage 

Conservation Area. The Extended Village Precinct area is proposed to 

be removed as these lands have been developed as residential 

subdivisions since the 1990' s and are not immediately proximate to 

the Village. 

No land use designations are changing as part ofthis exercise. 

Appendix 4 is Part of Schedule 10, Land Use Designations of 

Mississauga Official Plan, showing the Meadowvale Village 

Neighbourhood Character Area and is being provided for information 
purposes only. 

Zoning By-law 0225-2007 

The majority of residential lots within the current Heritage 

Conservation District boundary are zoned "RI-32", which controls 

height and garage provisions beyond the "RI" base zone. It is 

proposed that lots within the revised Heritage Conservation District 

boundaries be rezoned to an "Exception" zone to only permit the 

existing buildings as of the date of passing ofthe by-law. Any new 

development is required to obtain a Heritage Permit and may be 

subject to a rezoning application. Small exterior alterations or 

additions may require a minor variance to the zoning by-law. 
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STRATEGIC PLAN The Meadowvale Village Neighbourhood Character Area Policies 

responds to two of the pillars of the Strategic Plan: 

Connect - Completing our Neighbourhoods - Meadowvale Village 

contains many of the elements of a complete neighbourhood. It is 

pedestrian friendly, offers recreational opportunities, public spaces 

and parks. Meadowvale Village celebrates and promotes our past and 

Meadowvale Village is one of Mississauga' s two designated Heritage 
Conservation Districts. 

Living Green - An integral part of the Meadowvale Village Heritage 

Conservation District is its integration with the surrounding natural 

environment. Its proximity to the Credit River, Meadowvale 
Conservation Area and various green spaces within the Village 

including Old Ridge Park, have been critical to its historic 

development and will continue to be critical to its future. 

The City's commitment to protecting and conserving Meadowvale 

Village as a Heritage Conservation District is an illustration of how 

the objectives of the Strategic Plan are being met. 

FINANCIAL IMPACT: Not applicable. 

CONCLUSION: The Meadowvale Village Heritage Conservation District Plan is being 
updated and amendments to reflect these changes in Mississauga 

Official Plan and Zoning By-law 0225-2007 are required. The next 

step is to initiate a public engagement process regarding the proposed 
policy and zoning changes. 
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ATTACHMENTS: APPENDIX I: Proposed Meadowvale Village Neighbourhood 

Character Area Policies (Final Version) 

APPENDIX 2: Proposed Meadowvale Village Neighbourhood 

Character Area Policies (Compare Version) 

APPENDIX 3: Meadowvale Village Precincts Map 

APPENDIX 4: Part of Schedule 10 Land Use Designations Map 

\ . 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared by: Karen Crouse, Policy Planner 
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APPENDIX 1 

Proposed Meadowvale Village Neighbourhood 
Character Area Policies (Final Version) 

16.17 Meadowvale Village 

16.17.1 Context 

16.17.1.1 The Meadowvale Village Neighbourhood 

Character Area policies apply to both the 

Meadowvale Village Heritage Conservation District 

including the lands immediately surrounding the 

Village, and the majority of lands more removed 

from the Village that have been developed through 

residential plans of subdivision throughout the 

1990's and 2000's. 

HIGHWAY 407 

Map 16-17: Meadowvale Village Neighbourhood Character Area 

Mississauga Official Plan - Part 3 

Meadowvale Village was first established as a 

European settlement circa 1819. Its location, 

adjacent the Credit River, with a natural and open 

meadow and shallow valley or vale, was a prime 

location for starting a saw mill and grist mill. 

Throughout the nineteenth century the mill, 

supported by local agrarian farming, built a strong 

economic community and social life for its 

inhabitants. In the late nineteenth century the rail 

lines were routed around the Village which lead to 

'Its decline. The Village became the modest, small 

village that survived into the twentieth century. By 

the late 1960's, Meadowvale Village was still a rural 

CJ Subject Area 

• Special Site 

Exempt Site 

Neighbourhoods-Meadowvale Village 16-1 



community with much of its nineteenth century 

character intact. 

The Ontario Heritage Act was introduced in 1974 to 

provide municipalities with the means to protect and 

conserve their rural village communities. 

Meadowvale Village was Ontario's first Heritage 

Conservation District as approved by the Ontario 

Municipal Board in 1980. The establishment of the 

Meadowvale Village Heritage Conservation District 

officially recognized its historical associations and 

existing built form that makes it unique in 

Mississauga. 

The Heritage Conservation District remains distinct 

within the City of Mississauga. It has retained its 

cultural heritage landscape and attributes due to 

concerned residents and its early designation as a 

Heritage Conservation District which has managed 

change over the past 30 years. 

16.17.2 Urban Design Policies 

The Urban Design Policies apply to all lands within 

the Meadowvale Village Neighbourhood Character 

Area. Urban design policies specific to the Heritage 

Conservation District and lands immediately 

surrounding the Village, are detailed in the Village 

Precinct policies. 

16.17.2.1 New development will comply with the 

Heritage Conservation District Plan and integrate 

individual developments into a cohesive whole. 

16.17.2.2 An interconnected open space network 

including the valleys of the Credit River, Levi Creek 

and Fletcher's Creek is a key feature in the identity 

of the Character Area which should be recognized in 

any development or redevelopment by enhancing 

visual and, where appropriate, physical public access 

to these open spaces. 

16.17.2.3 A highly interconnected street pattern, 

such as a grid or modified grid, is encouraged. 

16.17.2.4 A concept plan may be required as part of 

the processing of any development application to 

illustrate the location of existing trees, the road and 

lotting pattern a nd connections to adjacent 
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developments. Appropriate land assembly may be 

encouraged to achieve the objectives of this Plan. 

16.17.2.5 Subdivisions which provide a mixture of 

lot sizes which vary in a highly intermixed, 

seemingly random fashion to echo the lotting fabric 

of the Village are encouraged. 

16.17.2.6 The development of these lands may 

include rolled curbs and gutters, fewer municipal 

sidewalks, and decorative street lighting - all of 

which differ from existing City standards. 

16.17.2.7 Standards for street layout, parking and 

loading spaces, landscaping, commons, building 

height and location, site and dwelling unit design, 

including dwelling unit composition, form, massing, 

setbacks, and spatial relationship with adjacent 

buildings, site access, lighting, signage, and 

screening shall meet the requirements of the 

Zoning-By-Iaw. 

16.17.2.8 The design of the street right-of-way and 

the design of the lands along the street affect the 

streetscape and should have regard for the 

following: 

a. vistas and views of the Heritage Conservation 

District, and into and along the valleys of the 

Credit River, Levi Creek, and Fletcher's Creek 

should be created, maintained and enhanced; 

b. the creation of individual entry features to 

subdivisions is discouraged to avoid the creation 

of enclaves within the community; 

c. adjacent to Provincial Highways and elsewhere 

where "reverse frontages" are unavoidable and 

acoustic protection is required, such acoustic 

protection should be provided through berming 

to the greatest extent possible, minimizing the 

use of noise attenuation walls; and 

d. reverse frontage development will be prohibited 

along the existing alignment of Old Derry Road. 

16.17.2.9 In applying the following policies, the 

effect of buildings and spaces on the surrounding 

environment should be considered equally with the 

function and aesthetic appeal of the site itself: 
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a. the presence of garages should be minimized to 

create an attractive streetscape. Garages 

should not project substantially beyond the front 

face of any house. Garages that project beyond 

the front of any house will be discouraged; 

small, recessed or detached garages are 

preferred. Additional measures may be required 

through the processing of development 

applications to ensure an acceptable 

streetscape is developed. Garages will not 

project beyond the face of any house located in 

areas designated Residential Low Density I; and 

b. reversed frontage lots may be permitted, 

providing the lots have a minimum depth of 

45 m. 

The Village Precinct 

16.17.2.10 The Village Precinct represents the lands 

in and around the Heritage Conservation District as 

shown on Map 16-17.1: Meadowvale Village 

Precincts. 

16.17.2.11 The development of properties within 

E:Zl H~M\l!ge ConseMrtion Disbict 

e:zJ The Village Precinct 

V·1.001 

Map 16-17.1: Meadowvale Village Precincts 

Mississauga Official Plan - Part 3 

the Heritage Conservation District and the Village 

Precinct will be subject to site plan control.· In the 

case of the Heritage Conservation District, 

development of properties will require the 

recommendation of the local Meadovvvale Village 

Heritage Conservation District Review Committee 

and the Heritage Advisory Committee (HAC) in 

accordance with the Meadovvvale Village Heritage 

Conservation District Plan. 

16.17.2.12 The rural village character of the Heritage 

Conservation District must be maintained; for 

example, the small houses with complex massing, 

the generous front, rear and side setbacks, the 

many mature trees and the irregular topography. 

These provisions should also guide new 

development in close proximity to the Heritage 

Conservation District. 

16.17.2.13 The horizontal and vertical road 

alignments of existing roads within the Heritage 

Conservation District should be preserved with no 

widenings or significant changes to existing grades 

to ensure the preservation of existing hedgerow 

trees and Village character. 

16.17.2.14 The ditched cross-sections 

of existing roads within the Heritage 

Conservation District should be 

maintained to retain character and to 

avoid disrupting the existing drainage 

pattern and thus affecting the health of 

existing trees; reconstruction of these 

roads to a curb and gutter 

cross-section will reqUire an 

amendment to this Plan. 

16.17.2.15 Outside the Heritage 

Conservation District. the street 

pattern should be highly 

interconnected to extend the street 

fabric of the Village, such as through a 

grid or modified grid street pattern with 

small blocks. 

16.17.2.16 The existing grades should 

be maintained. Where acceptable 
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drainage cannot be achieved through revised road 

layouts, lot sizes, lotting patterns or innovative 

drainage techniques, regrading may be permitted, 

providing that the effect on topography and 

vegetation is minimized. 

16.17.2.17 Development will comply with and 

ensure the protection of the Village elements stated 

in the Heritage Character Statement and Heritage 

Attributes as stated in the Heritage Conservation 

District Plan. 

16.17.2.18 The design of subdivisions will provide 

for the appropriate development of the rear yards of 

the existing lots fronting on both sides of Second 

Line West, south of Old Derry Road. 

16.17.2.19 A concept plan will be required as part of 

the processing of any development application to 

illustrate the location of existing trees, the road and 

lotting pattern, connections to adjacent 

developments, existing and proposed grading, 

building envelopes, and garage locations. 

16.17.2.20 The Precinct includes a progression of 

spaces and landscape features to define the edge of 

the Village; development near these gateways 

should enhance them and be in harmony with the 

character of the Village. The procession of spaces 

leading to the Village starts with a streetscape 
which is loosely enclosed by buildings or tree 

planting, followed by a streetscape which is 

enclosed by a canopy of trees which marks the 

entrance to the village. 

16.17.2.21 Lots should vary in size from street block 

to street block to create a varied and interesting 

streetscape sympathetic to the varied lot fabric of 

the Heritage Conservation District. 

16.17.2.22 Land severances within the Heritage 

Conservation District will not be permitted in order 

to protect the historic patterning of open space and 

their relationship to properties, structures and 

elements. 

16.17.2.23 Building heights should be limited to two 

and a half storeys, lot coverage should be 

addressed, and provision made for generous 
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setbacks to ensure a sense of spaciousness around 

the Village, with larger setbacks closer to the Village. 

16.17.2.24 Any person undertaking to develop a 

building proposed to contain less than 25 residential 

dwelling units on lands within the Village Precinct 

will be required to provide such plans and drawings 

as set out in the Planning Act, as amended. 

16.17.2.25 Pedestrian access will be provided from 

the Community Centre through abutting land to the 

west to the existing park. 

16.17.3 Land Use 

16.17.3.1 The Residential Low Density I designation 

permits detached dwellings on lots with minimum 

frontages of 22.5 m except in the following area: 

a. land which does not immediately abut the 

Heritage Conservation District may be 

developed for detached dwellings on lots with a 

minimum frontage of 18 metres. 

16.17.3.2 Notwithstanding the Residential Medium 

Density policies of this Plan, the Residential Medium 

Density designation permits only townhouses and 

semi-detached dwellings in localized circumstances 

where flexibility in lotting patterns will achieve urban 

design policies. 

16.17.3.3 Notwithstanding the Greenbelt policies of 

this Plan: 

a. agricultural operations will be permitted; and 

b. it is recognized that a golf club is located on 

lands north of Derry Road West and west of 

Fletcher's Creek. A golf club is a permitted use 

within the boundaries of the Derrydale Golf 

Club, as those boundaries exist on the date 

these Policies come into effect. 

16.17.3.4 Notwithstanding the Business 

Employment policies of this Plan, only the following 

uses will be permitted: 

a. banquet hall; 

b. conference centre; 

Mississauga Official Plan - Part 3 



c. financial institution; 

d. funeral establishment; 

e. manufacturing; 

f. restaurants; 

g. secondary office; 

h. self storage facil"lty; and 

i. warehousing, distributing and wholesaling. 

16.17.4 Transportation 

16.17.4.1 Public Lanes are considered part of the 

local road system and seNe the rear of the 

properties that abut them. These Public Lanes, 

normally have rights-of-way less than 17 m, which 

will be determined during the development review 

process. 

16.17.4.2 Second Line West may be terminated 

north and south of Provincial Highway 401 as part of 

the future widening of Provincial Highway 401. The 

precise timing and location of these points of 

termination north and south of Provincial Highway 

401 will be determined by the City in conjunction 

with the appropriate authorities. 
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16.17.5 Special Site Policies 

There are sites within the Character Area that merit 

special attention. Any application for development 

of lands affected by a Special Site Policy will be 

subject to the provisions of this section and where 

applicable. the additional approvals of the 

Mississauga Heritage Advisory Committee and the 

Meadowvale Village Heritage Conservation District 

Review Committee. notwithstanding other policies 

of this Plan. 

16.17.5.1 Site 1 

A? ETRE 
NE 
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16.17.5.1.1 Within the area identified as Special Site 

1. it is the intent of these Character Area Policies to 

establish a special site within the village. This site is 

located on the Gooderham Estate, located at the 

northeast corner of Old Derry Road and Second Line 

West. 

16.17.5.1.2 Notwithstanding the provisions of the 

Residential Low Density I and Public Open Space 

designations, Special Site 1 may also include the 

integration of open space with existing buildings and 

structures to be used for public and/or private uses. 

Permitted uses within the existing building 

designated Residential Low Density may include but 

are not limited to, overnight accommodation, 

including bed and breakfast, restaurants, public and 
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private community uses, an art gallery, and mUltiple 

unit housing. 

16.17.5.1.3 The design and development of the 

community park lands will be done in consultation 

with the Meadowvale Village Heritage Conservation 

District Review Committee and the owners of the 

remaining component of the Gooderham Estate. 

16.17.5.1.4 The lands designated Public Open 

Space will not be used to calculate the density of 

any development that should occur in the future on 

the balance of the site. 

16.17.5.2 Site 2 

16.17.5.2.1 The lands identified as Special Site 2 are 

located on the east side of Old Creditview Road and 

the east side of Creditview Road, north of Provincial 

Highway 401. 

16.17.5.2.2 Notwithstanding the provisions of the 

Residential Low Density II designation, the lands 

may also be used for cluster townhouses, and 

offices having a residential scale and character at a 

maximum density of 0.5 floor space index (FSI). 

Hospitality and recreational uses will be permitted, 

provided such uses are accessory to the 

establishment of a golf course on the lands 

designated Special Site 3. 
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16.17.5.3 Site 3 

16.17.5.3.1 The lands identified as Special Site 3 are 

located south of Old Derry Road and straddle the 

Credit River. 

16.17.5.3.2 The lands are portions of the property 

known in 1995 as Sanford Farm and are designated 

Greenbelt Notwithstanding the Greenbelt 

designation, these lands may be used for a golf 

course. 

16.17.5.3.3 Development of Special Site 3 as a golf 

course will be subject to a comprehensive 

development concept for the site and any portion of 

Special Site 2 which would be used in connection 

with Special Site 3, will among other matters, 

satisfactorily address the following issues: 

a. compliance with Credit Valley Conservation's 

Policies for Floodplain Management to address 

concerns related to flooding hazards, flood 

conveyance, floodplain storage and ice jamming 

along the Credit River; 

b. compliance with Credit Valley Conservation's 

Watercourse and Valleyland Protection Policies 

to address environmental concerns, including 

the protection and preservation of native fish 

habitat; 
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c. compliance with Credit Valley Conservation's 

Guidelines for the Review of Golf Course 

Development Proposals Within the Credit River 

Watershed; and 

d. the widening of Provincial Highway 401. 

16.17.5.4 Site 4 

16.17.5.4.1 The lands identified as Special Site 4 are 

located at the southeast corner of Old Creditview 

Road and Old Derry Road. 

16.17.5.4.2 Notwithstanding the provisions of the 

Public Open Space designation, the lands may be 

used on an interim basis, for the sale of fresh 

produce, vegetables, and fruit, until such time as 

they are acquired for park purposes by the City of 

Mississauga. 
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16.17.5.5 Site 5 

DERRY ROAD WEST 

, 5 

f'E1S 

L........i,... V_l.OOO 

16.17.5.5.1 The lands identified as Special Site 5 are 

located east of McLaughlin Road and north of Derry 

Road West. 

16.17.5.5.2 Notwithstanding the 

Residential Low Density II 

provisions of the 

and Greenbelt 

designations, the lands may be used as a place of 

religious assembly. Subject to the Greenbelt policies 

of this Plan and Credit Valley Conservation policies 

for valleyland protection and floodplain 

management, the lands may be used for place of 

religious assembly, related and passive recreational 

uses, the exact nature and extent of which will be 

determined during the processing of development 

applications. 
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16.17.5.6 Site 6 

A 

WEST 

OAK TREE 

STAR 

16.17.5.6.1 The lands identified as Special Site 6, 

comprise the Brown-Vooro House, located on the 

south side of Derry Road West, west of McLaughlin 

Road. 

16.17.5.6.2 Notwithstanding the provisions of the 

Residential Low Density II designation, the existing 

house may be converted to a restaurant and/or 

offices subject to the provision of access to the 

satisfaction of the Region of Peel. 
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16.17.5.7 Site 7 

16.17.5.7.1 The lands identified as Special Site 7 are 

located at the northeast corner of Courtneypark 

Drive and Mavis Road. 

16.17.5.7.2 Notwithstanding the provisions of the 

Motor Vehicle Commercial designation, the lands 

may be developed for Convenience Commercial 

uses. 

Mississauga Official Plan - Part 3 

16.17.5.8 Site 8 

ACUMEN 

ERRYDALE DRIVE 

,,~~~~~~ ~ 
eSPENDAL~ ~t; 

CRES. ~5 
"'u 

DERRY n OAKTREE:; 

,\ J.~~ V·1.0CO 

16.17.5.8.1 The lands identified as Special Site 8 are 

located north of Derry Road West, east of 

McLaughlin Road. 

16.17.5.8.2 Notwithstanding the provisions of the 

Business Employment designation, all community 

infrastructure will not be permitted. 
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16.17.5.9 Site 9 

16.17,5,9,1 The lands identified as Special Site 9 are 

located on the west side of McLaughlin Road, south 

of Derry Road West. 

16,17,5,9,2 Notwithstanding the provisions of the 

Residential Medium Density designation, apartment 

dwellings will be permitted, 

16-10 Neighbourhoods-Meadowv"!e Village Mississauga Official Plan - Part 3 



16.17.6 Exempt Site Policies 

16.17.6.1 Site 1 

WALDORF WAY 

J 
v - 1.000 

16.17.6.1.1 The lands identified as Exempt Site 1 

are located on the north side of Willow Lane, and 

are subject to flooding from the Credit River. 

16.17.6.1.2 Notwithstanding the provisions of the 

Greenbelt designation, detached dwellings will also 

be permitted in accordance with the Residential 

Low Density I policies of this plan. 

Development of the subject lands will also be 

subject to the following: 

a. compliance with Credit Valley 

Conservation's Policies for Floodplain Management 

to address concerns related to flooding hazards, 

flood conveyance, floodplain storage and ice 

jamming along the Credit River; and 

b. compliance with Credit Valley 

Conservation's Watercourse and Valleyland 

Protection Policies to address environmental 

concerns, including the protection and preservation 

of native fish habitat. 

Mississauga Official Plan - Part 3 

16.17.6.2 Site 2 

WALDORF WAy 

.z:;;> lLLOW \..,.,~'E. 

V -1000 

16.17.6.2.1 The lands identified as Exempt Site 2 

are located on the south side of Old Derry Road, 

west of Second Line West. 

16.17.6.2.2 Notwithstanding the provisions of the 

Convenience Retail Commercial designation, the 

existing motor vehicle service station, existing 

detached dwelling and the dwelling unit above a 

retail store in an existing detached dwelling will only 

be permitted, provided that it is in keeping with the 

historic character of the Meadowvale Village 

Heritage Conservation District Plan. 
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APPENDIX 2 

Proposed Meadowvale Village Neighbourhood 
Character Area Policies (Compare Version) 
New Text -Red Deleted Text - Blad. StFil.eout Moved Text - Blue 

16.17 Meadowvale Village 

16.17.1 Urban Design Pelieies 
Context 

GemmuRity gesigR 

16,17,1.1 IA assitisA ts §eAeral pslisiss siFsetiA§ 

SSSi§A sleRAeAts whish affeet SSRARAUAity iseAtity 

aAs Iseus, tws PrseiAets, as shsWA SA Map 16,17 1: 

Meassw'o'ale Villa§s PreeiAets, Fe~uiF9 iASi'fisual 

atteAtisA: 

a, the Villa§e PresiAet repressAts ths laAss iA aAS 

amuAs the Herita§s CSAssp.'atisA Distriet; 

b, the [)(teAElsa Villa§s PreeiAet prs'o'isss a buffsr 

betv:eeA sther sevslspRAeAt aAs the Villa§s, 

16,17,1,2 "aeh PresiAst iAelusss laAss ' .... ith a variel;' 

sl sssi§AatisAs, Ths UrbaA Desi§A Pslieies RAUS! be 

reas ts§ether with the LaAs Use Pslieies sl this 

Pia A; ts§sther they are iAtSAsSS ts sAssuFa§e aA 

HIGHWAY 407 

To be 

Cl Subject Area 

• Special Site 

o Exempt Site 

v ~ 1.001 

Map 16-17: Meadowvale Village Neighbourhood Character Area 
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u,baA IS'ffi aAS sAa,aste, ""AisA sUi3i3sFtS tAe 

se'o'elsi3ffieAt SSAsei3l. 

Commullity Idelltity alld Foeus 

16.17.1 The Meadowvale Village Neighbourhood 

Character Area policies apply to both the 

Meadowvale Village Heritage Conservation District 

including the lands Immediately surrounding the 

Village, and the majority of lands more removed 

from the Village that have been developed through 

residential plans of subdivision throughout the 

1990's and 2000's. 

Meadowvale Village was first established as a 

European settlement circa 1819. Its location, 

adjacent the Credit River, with a natural and open 

meadow and shallow valley or vale, was a prime 

location for starting a saw mill and grist mill. 

Throughout the nineteenth century the mill, 

supported by local agrarian farming, built a strong 

economic community and social life for its 

inhabitants. In the late nineteenth century the rail 

lines were routed around the Village which lead to 

its decline. The Village became the modest, small 

village that survived into the twentieth century. By 

the late 1960's, Meadowvale Village was still a rural 

community with much of its nineteenth century 

character intact. 

The Ontario Heritage Act was introduced in 1974 to 

provide municipalities with the means to protect and 

conserve their rural village communities. 

Meadowvale Village was Ontario's first Heritage 

Conservatioll Disuict as approved by the Ontario 

Municipal Board in 1980. The establishment of the 

Meadowvale Village Heritage Conservation District 

offiCially recognized its historical associations and 

existing built form that makes it unique in 

Mlssissauga. 

The Heritage Conservation District remains distinct 

within the City of Mississauga. It has retained its 

cultural heritage landscape and attributes due to 

concerned residents and its early designation as a 

Heritage Conservation District which has managed 

change over the past 30 years. 

16.17.2 Urban Design Policies 

The Urban Design Policies apply to all lands Within 

the Meadowvale Village Neighbourhood Character 

Area. Urban design policies specific to the Heritage 

Conservation District and lands immediately 

surrounding the Village, are detailed in the Village 

Precinct policies. 

16.17.+.a.2.1 New Development will comply with 

sAsuls ere ate SA iseAtity Ie, tAe Meass""",ale Villa§e 

GAsFaete, Ares \NAieA effipAssi2es tAe irApsrtaAee el 

the Heritage Conservation District Plan and 

integrates individual developments into a cohesive 

whole. 

16.17.+.42.2 An interconnected open space network 

including the valleys of the Credit River, Levi Creek 

and Fletcher's Creek is a key feature in the identity 

of the Character Area which should be recognized in 

any development or redevelopment by enhancing 

visual and, where appropriate, physical public access 

to these open spaces. 

16.17.4,,&2.3 A highly interconnected street pattern, 

such as a grid or modified grid, is encouraged. 

16.17.H2,4 A concept plan may be required as part 

of the processing of any development application to 

illustrate the location of existing trees, the road and 

lotting pattern and connections to adjacent 

developments. Appropriate land assembly may be 

encouraged to achieve the objectives of this Plan. 

16.17.82.5 Subdivisions which provide a mixture 

of lot sizes which vary in a highly intermixed, 

seemingly random fashion to echo the lotting fabric 

of the Village are encouraged. 

16.17.1.21/24.2.6 The development of these lands 

may Include rolled curbs and gutters, fewer 

municipal sidewalks, and decorative street lighting -

all of which differ from existing City standards. ffi 
assitieA, sise ya,s leAeiR§, street teees, si§Ra§e, 

speR spaee IiRlca§es, BUS sAel/eo's, rAail selivery' 

Idesks, SAS etAe, st,eet IUFAiture sAeuls §eAe,ally 

eeAlerrA te tAe Messsw/ale Vills§e U,beA Desi§A 

GuiseliAes. 
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16.17.~.2.7 WitAin tAe Villa§e Pmeinets ans 

8)Etenses Villa§e PFeeinets Standards for street 

layout parking and loading spaces, landscaping, 

commons, building height and location, site and 

dwelling unit design, including dwelling unit 

composition, form, massing, setbacks, and spatial 

relationship with adjacent buildings, site access, 

lighting, signage, and screening sflettI€I shall 

€leneFally meet the requirements of the Zoning By­

Law. CeAser','atieA ,or/Aeifies aAEI DesifIR GliiEleliAes 

fer tAe Meaee'.wale ',q,'iafffe Fier-itafffe CSAserl'atisA 

DistFiet. 

16.17.+ti.2.8 btmetsea~e Pelieies a~~ly ts ailianss 

witAin tAe MeaElsw'o'ale Villa§e Cl1aFaeteF /\ma. The 

design of the street right-of-way and the design of 

the lands along the street affect the streetscape 
and should have regard for the following: 

a. vistas and views of the Heritage Conservation 

District, and into and along the valleys of the 

Credit River, Levi Creek, and Fletcher's Creek 

should be created, maintained and enhanced; 

b. the creation of individual entry features to 

subdivisions is discouraged to avoid the 

creation of enclaves within the community; 

c. adjacent to Provincial Highways and elsewhere 

where "reverse frontages" are unavoidable and 

acoustic protection is required, such acoustic 

protection should be provided through berming 

to the greatest extent possible, minimizing the 

use of noise attenuation walls; and 

d. reverse frontage development will be 

prohibited along the existing alignment of Old 

Derry Road. 

BuilEling anEi Spaees 

16.17~.2.9 g~ilsin§s ans bl3aeeS Pslieies al3l3l.,. 

ts all lanss "I'o'itAin tAe MeaEls'Iwale Villa§e CAaFaetm 

Area, In applying the following policies, the effect of 

buildings and spaces on the surrounding 

environment should be considered equally with the 

function and aesthetic appeal of the site itself: 

a. sites witAin tAe l=imita§e CsnsePfatis,o. DistFiet 

will se s~sjeet ts tAe I3slieies sf tAe Meass,wale 

Villa§e i-IeFista§e CsnseFvatien DistFiet ~Ian ans 

Csnsep,'atisn PFinei~les ans Desi§n §~iselines fSF 

tAe Meass'M'ale Villa§e l=ieFita§e Csnservatisn 

DistFiet; 

&. a. the presence of garages should be 

minimized to create an attractive streetscape. 
Garages should not project substantially beyond 

the front face of any house. Garages that project 

beyond the front of any house will be discouraged; 

small, recessed or detached garages are preferred. 

Additional measures may be required through the 

processing of development applications to ensure 

an acceptable streetscape is developed. Garages 

will not project beyond the face of any house 

located in areas designated Residential Low 

Density I; and 

&. b. reversed frontage lots may be permitted, 

providing the lots have a minimum depth of 45 m. 
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The Village Precinct 

16.17.1.8 TAis2.1 0 The Village Precinct tsrepresents 

the lands in and around the Heritage Conservation 

District as shown on ~ Map 16-17.1: 

MeadowvaleViliage Precincts. 

16.17.1.26.2.11 The development of properties 

within the Heritage Conservation District and the 

Village Precincts will be subject to the site plan 

control. In case of the Heritage Conservation 

D)strict, development of properties will require the 

aFlFlF8'.<a1 ef tAc Leeal /\reRiteet~ral GBASCf'o<atiBA 

Adviser,!, Gemmittee (loA,GAG) recommendation of 

the local Meadowvale Village Heritage ConservatIOn 

District Review Committee and the Heritage 

Advisory Committee (HAC) in accordance with the 

Meadowvale Village Heritage Conservation District 

Plan. 

16.17.4-,8-2.12 The rural village character of the 

Heritage Conservation District must be maintained; 

for example, the small houses with complex 

massing, the generous front, rear and side setbacks, 

~ Map 16-17.1: Meadowvale Village Precincts 

the many mature trees and the irregular topography. 

These provisions should also guide new 

development B~tside tAe in close proximity to the 

Heritage Conservation District., B~t witAiA tAis 

PreeiAet. 

16.17.-1-4B2.13 The horizontal and vertical road 

alignments of existing roads within the Heritage 

Conservation District should be preserved with no 

widenings or significant changes to existing grades 

to ensure the preservation of existing hedgerow 

trees and Village character. 

16.17.+4+2 14 The ditched cross-sections of 

existing roads within the Heritage Conservation 

District should be maintained to retain character and 

to avoid disrupting the existing drainage pattern and 

thus affecting the health of existing trees; 

reconstruction of these roads to a curb and gutter 

cross-section will require an amendment to this 

Plan. 

16.17.4-42.2 15 +Ftc Outside the Helltage 

Conservation District, the street pattern should be 

highly interconnected to extend the 

street fabric of the Village, such as 

through a grid or modified grid street 

pattern with small blocks. 

16.17.~2.16 The existing grades 

should be maintained. Where 

acceptable drainage cannot be achieved 

through revised road layouts, lot sizes, 

lotting patterns or innovative drainage 

techniques, regrading may be permitted, 

providing that the effect on topography 

and vegetation is minimized. 

16.17.2.17 Development will comply 

with and ensure the protection of the 

Village elements as stated In the 

Heritage Character Statement and 

Heritage Attributes as contained in the 

Heritage Conservation District Plan 

16.17.+44.2.18 The design of 

subdivisions will provide for the 

appropriate development of the rear 
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yards of the existing lots fronting on both sides of 

Second Line West, south of Old Derry Road. 

16.17.4-452.19 A concept plan will be required as 

part of the processing of any development 

application to illustrate the location of existing trees, 

the road and lotting pattern, connections to adjacent 

developments, existing and proposed grading, 

building envelopes, and garage locations. 

16.17.+.4£2.20 The Precinct includes a progression 

of spaces and landscape features to define the edge 

of the Village; development near these gateways 

should enhance them and be in harmony with the 

character of the Village. The procession of spaces 

leading to the Village starts with a streetscape 
which is loosely enclosed by buildings or tree 

planting, followed by a streetscape which is 

enclosed by a canopy of trees which marks the 

entrance to the village. 

16.17.+.+72.21 Lots should vary in size from street 

block to street block to create a varied and 

interesting streetscape sympathetic to the varied 

lot fabric of the Heritage Conservation District. 

16.17.2.22 Land severances within the Heritage 

Conservation District will not be permitted in order 

to protect the historic patterning of open space and 

their relationship to properties, structures and 

elements. 

Site Deyelepment Standards 

16.17.+48.2.23 Building heights should be limited 

to two and a half storeys, lot coverage should be 

addressed, and provision made for generous 

setbacks to ensure a sense of spaciousness around 

the Village, with larger setbacks closer to the Village. 

16.17.+.+9.2.24 Any person undertaking to develop 

a building proposed to contain less than 25 

residential dwelling units on lands within the Village 

Precinct will be required to provide such plans and 

drawings as set out in the Planning Act, as 

amended. 

16.17.~.2.25 Pedestrian access will be provided 

from the Community Centre through abutting land 

to the west to the existing park. 

The E.Rended Village Preeinet 

16.17.1.22 TAis PreeiAet is sAewA eA Ma~ 16.17 1: 

Meaee ....... ale Villa§e PmeiAets. 

16.17.1.23 TAe street ~atterA sAe~ls Be Ai§Aly 

iAtereeAAeetee te e)(teAe tAe street faBrie ef tAe 

Villa§e, sueA as tAre~§A a §ris er RAesifies §ris 

stroet FlatterA. 

16.17.1.2~ The se'fele~RAeAt ef these laAss RAay 

iAel~de relied surss aAd §~tteFS, fewer RRuAisi~al 

sisewalks, aAd seeerative street li§AtiA§ all ef 

whish silfer freRA 8)(istiA§ City staAsarss. IA 

assitieA, siae yara feAeiA§, street tmes, si§Aa§e, 

e~eA s~ase IiAlea§es, B~s sAelters, RAaii selivery 

kiesles, aAa ether street furAiture she~ls §eAerally 

eeAferRA te the Meaoo'· .... a!e '.@affe Ureall Desiffll 

GCliooIi1l8S. 

16.17.3 Land Use 

16.17.2.3.1 The Residential Low Density 

designation permits detached dwellings on lots with 

minimum frontages of 22.5 m except in the 

following area: 

a. land which does not immediately abut the 

Heritage Conservation District may be 

developed for detached dwelli ngs on lots with a 

minimum frontage of 18 metres. 

16.17.23.2 Notwithstanding the Residential Medium 

Density policies of this Plan, the Residential Medium 

Density designation permits only townhouses and 

semi-detached dwellings in localized circumstances 

where flexibility in lotting patterns will achieve urban 

design policies. 

16.17.23.3 Notwithstanding the Greenbelt policies 

of this Plan: 
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a. agricultural operations will be permitted; and 

b. it is recognized that a golf club is located on 

lands north of Derry Road West and west of 

Fletcher's Creek. A golf club is a permitted use 

within the boundaries of the Derrydale Golf 

Club, as those boundaries exist on the date 

these Policies come into effect. 

16.17.~3.4 Notwithstanding the Business 

Employment policies of this Plan, only the following 

uses will be permitted: 

a. banquet hall; 

b. conference centre; 

c. financial institution; 

d. funeral establishment; 

e. manufacturing; 

f. restaurants; 

g. secondary office; 

h. self storage facility; and 

i. warehousing, distributing and wholesaling. 

16.17.34 Transportation 

16.17.34.1 Public Lanes are considered part of the 

local road system and serve the rear of the 

properties that abut them. These Public Lanes, 

normally have rights-of-way less than 17 m, which 

will be determined during the development review 

process. 

16.17.34.2 Second Line West may be terminated 

north and south of Provincial Highway 401 as part of 

the future widening of Provincial Highway 401. The 

precise timing and location of these points of 

termination north and south of Provincial Highway 

401 will be determined by the City in conjunction 

with the appropriate authorities. 
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16.17.45 Special Site Policies 

There are sites within the Character Area that merit 

special attention. Any application for development 

of lands affected by a Special Site Policy will be 

subject to the provisions of this section and where 

applicable, the additional approvals of the 

Mississauga Heritage Advisory Committee and the 

Meadowvale Village Heritage Conservation District 

Review Committee, notwithstanding other policies 

of this Plan. 

16.17.45,1 

UPPER 
VER 

CT. 
\ 

Site 1 

AP ETRE 
NE 

~
n 

n WAGON o < c 0 
• n' 

~r \~" 
16.17.45.1.1 Within the area identified as Special 

Site 1, it is the intent of these Character Area 

Policies to establish a special site within the village. 

This site is located on the Gooderham Estate, 

located at the northeast corner of Old Derry Road 

and Second Line West. 

16.17.45.1.2 Notwithstanding the provisions of the 

Residential Low Density I and Public Open Space 

designations, Special Site 1 may also include the 

integration of open space with existing buildings and 

structures to be used for public and/or private uses. 

Permitted uses within the existing building 

designated Residential Low Density may include but 

are not limited to, overnight accommodation, 

including bed and breakfast. restaurants, public and 

private community uses, an art gallery, and multiple 

unit housing. 

16.17.45.1.3 The design and development of the 

community park lands will be. done in consultation 

with the Meadowvale Village Heritage Conservation 

District Review Committee and the owners of the 

remaining component of the Gooderham Estate. 

16.17.45.1.4 The lands designated Public Open 

Space will not be used to calculate the density of 

any development that should occur in the future on 

the balance of the site. 

16,17,45.2 Site 2 

16.17.45.2.1 The lands identified as Special Site 2 

are located on the east side of Old Creditview Road 

and the east side of Creditview Road, north of 

Provincial Highway 401. 

16.17.45.2.2 Notwithstanding the provisions of the 

Residential Low Density II designation, the lands 

may also be used for cluster townhouses, and 

offices having a residential scale and character at a 

maximum density of 0.5 floor space index (FSI), 
Hospitality and recreational uses will be permitted, 

provided such uses are accessory to the 

establishment of a golf course on the lands 

designated Special Site 3. 
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16.17.45.3 Site 3 

LAMPLIGHT 

HICKORY HOLLOW g 
GLEN Ci: 

V·I.gOO 

16.17.45.3.1 The lands identified as Special Site 3 

are located south of Old Derry Road and straddle the 

Credit River. 

16.17.45.3.2 The lands are portions of the property 

known in 1995 as Sanford Farm and are designated 

Greenbelt. Notwithstanding the Greenbelt 

designation, these lands may be used for a golf 

course. 

16.17.45.3.3 Development of Special Site 3 as a golf 

course will be subject to a comprehensive 

development concept for the site and any portion of 

Special Site 2 which would be used in connection 

with Special Site 3, will among other matters, 

satisfactorily address the following issues: 

a. compliance with Credit Valley Conservation's 

Policies for Floodplain Management to address 

concerns related to flooding hazards, flood 

conveyance, floodplain storage and ice jamming 

along the Credit River; 

b. compliance with Credit Valley Conservation's 

Watercourse and Valleyland Protection Policies 

to address environmental concerns, including 

the protection and preservation of native fish 

habitat; 

c. compliance with Credit Valley Conservation's 

Guidelines for the Review of Golf Course 

Development Proposals Within the Credit River 

Watershed; and 

d. the widening of Provincial Highway 401. 

16.17.45.4 Site 4 

w 

\ 
V -1.000 

16.17.45.4.1 The lands identified as Special Site 4 

are located at the southeast corner of Old 

Creditview Road and Old Derry Road. 

16.17.45.4.2 Notwithstanding the provisions of the 

Public Open Space designation, the lands may be 

used on an interim basis, for the sale of fresh 

produce, vegetables, and fruit. until such time as 

they are acquired for park purposes by the City of 

Mississauga. 
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16.17.45.5 Site 5 

DERRY ROAD WEST '----'.- V_l.COO 

16.17.45.5.1 The lands identified as Special Site 5 

are located east of McLaughlin Road and north of 

Derry Road West. 

16.17.45.5.2 Notwithstanding the 

Residential Low Density II 

provisions of the 

and Greenbelt 

designations. the lands may be used as a place of 

religious assembly. Subject to the Greenbelt policies 

of this Plan and Credit Valley Conservation policies 

for valleyland protection and floodplain 

management, the lands may be used for place of 

religious assembly, related and passive recreational 

uses, the exact nature and extent of which will be 

determined during the processing of development 

applications. 

16.17.45.6 Site 6 

16.17.45.6.1 The lands identified as Special Site 6, 

comprise the Brown-Vooro House, located on the 

south side of Derry Road West, west of McLaughlin 

Road. 

16.17.45.6.2 Notwithstanding the provisions of the 

Residential Low Density II designation, the existing 

house may be converted to a restaurant and/or 

offices subject to the provision of access to the 

satisfaction of the Region of Peel. 
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16.17.4.7 Site 7 

16.17.~.7.1 TAe laAss iseRtifies as S~eeial Site 7 are 

Iseates at tAe AsrtAwest esrAer sf JSAR Watt 

Bsule'o'ars aAs Derry ReaEl West. 

16.17.4.7.2 Nst'NitAstaAsiA§ tAe WS'o'isisRs sf tAe 

ResiseRtial Lsw DeAsity II sesi§AatisA, a 1 ~Q Bes 

ISA§ terAA eare faeility ",itA a AABlEiAAuAA Grsss Fissr 

Area {GF/\j sf 8 34Q AA' aAs a AAalciAAuAA Aei§At sf 

tws stsrers will alss 8e ~erAAittes aAs liAAites 

eSAAAAereial uses AAa,!, 8e eSAsisereEl. 

16.17.4085.7 Site 87 

16.17.4,8.5.7.1 The lands identified as Special Site 

87 are located north of Derry Road West, east of 

McLaughlin Road. 

16.17.4.-8.57.2 Notwithstanding the provisions of 

the Business Employment designation, all 

community infrastructure will not be permitted. 

New Text -Red Deleted Text - Black Strikeout Moved Text - Blue 10 



16.17.4,95.8 Site 98 

ACUMEN 

DRIVE 

DERRY n OAK TREE 

,\ J.~ ~ v- 1.000 

16.17.4,95.8.1 The lands identified as Special Site 

98 are located north of Derry Road West, east of 

McLaughlin Road. 

16.17.4,95.8.2 Notwithstanding the provisions of the 

Business Employment designation, all community 

infrastructure will not be permitted. 

16.17.4Ml5.9 Site-W9 

~ COURT 

~, v- 1.000 

16.17.4.+95.9.1 The lands identified as Special Site 

+99 are located on the west side of McLaughlin 

Road, south of Derry Road West. 

16.17.4.+95.9.2 Notwithstanding the provisions of 

the Residential Medium Density designation, 

apartment dwellings will be permitted. 
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16.17.56 Exempt Site Policies 

16.17.66.1 Site 1 

WALDORF WAY 

v - 1.000 

16.17.56.1.1 The lands identified as Exempt Site 1 

are located on the north side of Willow Lane, and 

are subject to flooding from the Credit River. 

16.17.00.1.2 Notwithstanding the provisions of the 

Greenbelt designation, detached dwellings will also 

be permitted in accordance with the Residential 

Low Density I policies of this plan. 

Development of the subject lands will also be 

subject to the following: 

a. compliance with Credit Valley 

Conservation's Policies for Floodplain Management 

to address concerns related to flooding hazards, 

flood conveyance, floodplain storage and ice 

jamming along the Credit River; and 

b. compliance with Credit Valley 

C;0nservation's Watercourse and Valleyland 

Protection Policies to address environmental 

concerns, including the protection and preservation 

of native fish habitat. 

16.17.66.2 Site 2 

WALDORF WAY 

V _1.000 

16.17.00.2.1 The lands identified as Exempt Site 2 

are located on the south side of Old Derry Road, 

west of Second Line West. 

16.17.56.2.2 Notwithstanding the provisions of the 

Convenience Retail Commercial designation, the 

existing motor vehicle service station, existing 

detached dwelling and the dwelling unit above a 

retail store in an existing detached dwelling will only 

be permitted, provided that it is in keeping with the 

historic character of the Meadowvale Village 

Heritage Conservation District Plan. 
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DATE: 

TO: 

FROM: 

SUBJECT: 

March 26,2013 

Chair and Members of Planning and Development Committee 
Meeting Date: April 15,2013 

Edward R. Sajecki 

Commissioner of PI arming and Building 

Natural Areas Survey 2012 Update 

RECOMMENDATION: That staff be directed to hold a public meeting at the Planning and 

Development Committee to consider amendment of Schedule 1: 

REPORT 

HIGHTLIGHTS: 

Urban System, Schedule1a: Urban System-Green System and 

Schedule 3: Natural System of Mississauga Official Plan, to include 

revised boundaries oflands in the Natural Areas System, as shown on 
Appendix 1 of the report titled "Natural Areas Survey 2012 Update", 

dated March 26,2013 from the Commissioner of PI arming and 

Building. 

• The "Natural Areas Survey 2012 Update" report (provided under 
separate cover), provides detailed information on the condition of 

Mississauga's natural areas and an overview of the changes to the 

Natural Areas System based on the review of 40 natural areas in 

Wards I and 2. 

• In 2012, there was an increase of9.96 hectares (24.61 ac) to the 

Natural Areas System resulting from minor revisions to natural 

area boundaries. 

• The Natural Areas System covers a total of2,737 hectares 
(6,763 ac), representing 9.4% of the City's total land area. 



Planning and Development Committee - 2 - EC.10.ENV (2012) 
March 26, 2013 

BACKGROUND: 

COMMENTS: 

Mississauga Official Plan "Vision" and "Value the Environment" 

chapters convey that the City will: 

• protect and maintain significant natural heritage systems; 

• promote an ecosystem approach to planning; 

• be proactive in the management and protection of its natural 

areas and features; and 

• identify and promote the preservation, enhancement, 

remediation and restoration of the Natural Areas System. 

The Natural Areas System consists of natural areas, residential 

woodlands, special management areas and linkages. Information on 

the Natural Areas System is reviewed on an annual basis to update 

infonnation on floristics, fauna, site condition, boundary changes and 

management needs. Potential sites for expansion of the Natural Areas 

System are also identified based on the presence of native vegetation, 

location and connections to the current Natural Areas System. The 

infonnation on natural areas is maintained in a series of fact sheets 

with detailed maps delineating vegetation communities, which are 

posted on the City'S Environmental Planning webpage. 

The annual natural areas survey assists in implementing the Living 

Green Pillar of Mississauga's Strategic Plan and the Living Green 

Master Plan and also contributes valuable information to project 

specific and city wide studies. 

A summary of the "Natural Areas Survey 2012 Update" report has 

been provided for information for the next Environmental Advisory 

Committee meeting. The update report includes detailed information 

on the condition ofthe natural areas surveyed and an overview of the 

changes to the City's Natural Areas System. In 2012, natural areas in 

Wards I and 2 were reviewed. 

One ofthe main findings of the report, is that in 2012 there was an 

increase of 9.96 hectares (24.61 ac) in lands classified as natural areas 

as a result of minor revisions to boundaries. The report also includes 

recommendations that support the City'S on-going initiatives to 

protect, enhance and expand the Natural Areas System. 



Planning and Development Committee - 3 - EC.lO.ENV (2012) 
March 26,2013 

STRATEGIC PLAN: 

The 2012 Natural Areas Survey update did not identify potential sites 

proposed for inclusion in the Natural Areas System in view of the 

work being undertaken through the Natural Heritage and Urban Forest 

Strategy study. One of the main objectives of this study is to 

recommend sites to enhance and expand the Natural Areas System. 

The study is scheduled for completion in late 2013. 

Amendment of Mississauga Official Plan Schedule I: Urban System, 

Schedulela: Urban System-Green System and Schedule 3: Natural 

System of Mississauga Official Plan is recommended to include the 

revisions to boundaries oflands in the Natural Areas System, as 

illustrated in Appendix I. Appendix I illustrates the main areas where 

boundaries have been updated, however, due to the scale of mapping 

and minor nature of the boundary revisions, some small areas are not 

visible on the map and have not been shown. 

The inclusion of the areas updated will result in a total of 2,737 

hectares (6,763 ac) within the Natural Areas System, which represents 

9.4% of the City's total land area. The area totals and percentages in 

each of the Natural Area System classifications are as follows: 

• 2,147 ha (5,305 ac) of Natural Areas (7.3%); 

• 232 ha (573 ac) of Residential Woodlands (0.8%); 

• 186 ha (459 ac) ofLinkages (0.6%); and 

• 172 ha (426 ac) of Special Management Areas (0.6%). 

The report recommendations are consistent with the "Living Green" 

pillar for strategic change and implement the Strategic Plan goal for 

the City "to be responsible stewards of the land by conserving, 

enhancing and connecting natural environments". 

FINANCIAL IMPACT: Not Applicable. 



Planning and Development Committee - 4 - EC.lO.ENV (2012) 
March 26, 2013 

CONCLUSION: 

ATTACHMENTS: 

The infonnation from the annual natural areas survey update will be 

used to monitor and develop strategic and planning policies and assist 

in the management of natural areas by facilitating decisions on 

appropriate uses and protection measures. 

APPENDIX I: Mississauga Natural Areas Survey 2012 Update Map 

Under Separate Cover: Natural Areas Survey 2012 Update (Report) 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Eva Kliwer, Policy Planner 

K:IPLAN\POLICY\GROUPI2013 Envir12012 NAS Upda'elCorporate Report and EACICorporate Report NAS 2012 March 2013.docrjI!J 
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