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PLANNING & DEVELOPMENT COMMITTEE – FEBRUARY 3, 2014 

CALL TO ORDER 

DECLARATIONS OF (DIRECT OR INDIRECT) PECUNIARY INTEREST 

APPROVAL OF PREVIOUS MINUTES 
Planning and Development Committee Meeting of January 13, 2014 

MATTERS TO BE CONSIDERED 

1. Sign Variance Applications – Sign By-law 0054-2002, as amended
File: BL.03-SIG (2014)

2. Draft Lakeview Local Area Plan (January 2014)
File: CD.03.LAK

3. PUBLIC MEETING - Information Report on Proposed Housekeeping Amendment
– Mississauga Zoning By-law 0225-2007
City of Mississauga, Bill 51, (Wards 1-11)
File: BL.09-COM

4. PUBLIC MEETING - Information Report on Rezoning and Draft Plan of
Subdivision Applications to permit 15 detached dwellings, 6565 Ninth Line, east
side of Ninth Line, south of Derry Road West
Owner:  Argo Trail Corporation
Applicant:  Weston Consulting, Bill 51, (Ward 10)
File: OZ 13/014 W10 and T-M13004 W10

5. SUPPLEMENTARY REPORT - Official Plan Amendment and Rezoning to permit
revisions to the Parkside Village Master Plan to redeploy density from the
addition of Square One Drive, Part of Lot 19, Concession 2, N.D.S., west side of
Confederation Parkway, north of Burnhamthorpe Road West
Owner:  Amacon Development (City Centre) Corp.
Applicant:  City of Mississauga, Bill 51, (Ward 4)
File:  CD.21.AMA W4

ADJOURNMENT 

PUBLIC MEETING STATEMENT:   In accordance with  the Planning Act, R.S.O. 1990, c.P13, as 
amended, if a person or public body does not make oral submissions at a public meeting or make written 
submission to the City of Mississauga with respect to proposed Official Plan Amendment, Zoning By-law 
Amendment and/or Plan of Subdivision or Condominium, the person or public body is not entitled to appeal 
the decision of the City of Mississauga to the Ontario Municipal Board (OMB); and may not be added as a 
party to the hearing of an appeal before the OMB unless, in the opinion of the Board, there are reasonable 
grounds to do so. 

To make written submissions or to be notified of future meetings, please direct your correspondence to 
Mississauga City Council, c/o Planning and Building Department at 300 City Centre Drive, Mississauga, 
ON, L5B 3C1, or by fax at 905-896-5553, or by email at application.info@mississauga.ca. 
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DATE: 

TO: 

FROM: 

SUBJECT: 

Corporate 
Report 

January 14, 2014 

Clerk's Files 

Originator's 

Files BL.03-SIG (2014) 

Chair and Members of Planning and Development Committee 

Meeting Date: February 3, 2014 

Edward R. Sajecki 

Commissioner of Planning and Building 

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

RECOMMENDATIONS: That the Report dated January 14,2014 from the Commissioner of 

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

amended, and the requested one (1) Sign Variance Application 

described in Appendix 1 to the Report, be adopted in accordance 

with the following: 

.. 
1. That the following Sign Variance be granted: 

(a) Sign Variance Application 13-06207 

Ward3 

112 7792 Ontario Limited 

2225 Dundas St. E. 

To permit the following: 

(i) One (1) ground sign located on the city road 

allowance subject to the issuance of an 

encroachment agreement with the City. 

(ii) One (1) ground sign with a sign area of 15.34 sq. m. 

(165.16 sq. ft.) per sign face. 
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Planning and Development Committee - 2-
BL.03-SIG (2014) 

January 14, 2014 

BACKGROUND: 

COMMENTS: 

FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

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 of Council the general intent and purpose of the By-law is 

maintained. 

The Planning and Building Department has received one (1) Sign 

Variance Application (see Appendix 1) for approval by Council. 

The application is 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. 

Not applicable. 

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 Board, as in a development application under the 

Planning Act. 

1127792 Ontario Limited 

Appendix 1-1 to 1-5 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Darren Bryan, Supervisor Sign Unit t( 
K:\pbdivision\WPDATA\PDC-Signs\2014 PDC Signs\Feb3_14signvariance.doc 
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SIGN VARIANCE APPLICATION REPORT 
Planning and Building Department 

January 7, 2014 

FILE: 13-06207 

RE: 112 779t Ontario Limited 
2225 Dundas Street East - Ward 3 

APPENDIX 1-1 

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

Section 13 Proposed 
A ground sign must be located on private One ( 1) ground sign located on the city road 

property and setback a minimum of 1.0m allowance. 

(3.28 ft.) from the property line. 

A ground sign shall have a maximum sign One (1) ground sign with a sign area of 15.34 

area of 15.0 sq. m. (161.46 sq. ft.) per sign sq. m. (165.16 sq. ft.) per sign face. 

face. 

COMMENTS: 

With respect to the proposal to install the sign on the City road allowance, the neighbouring 

property (2215 Dundas Street East) received an Encroachment Agreement dated December 1, 
2005, for a five (5) year term with two 5 year renewal options. The placement of the proposed 

sign for the subject property (2225 Dundas Street East) maintains a consistent street line and 

placement as the adjacent property. The Planning and Building Department finds the requested 

variance acceptable from a desi~gn perspective provided an encroachment agreement is entered 

into. 

With respect to the sign area; the request to permit a ground sign with an area of 15.34 sq. m 

where 15.0 sq. m is permitted is minor in nature. The sign is similar in size and design as others 

in the area. The Planning and Building Department finds the variance for increased size 

acceptable from a design perspective. 

K:\pbdivision\WPDATA\PDC-Signs\2013 PDC Signs\13-05956\01- REPORT.doc.am Kelwin Hui ext. 4499 
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1127792 ONTARIO LTD. 

To whom it may concern, 

44ZORRAST. 
TORONTO, ON M8Z 4Z7 

( 41 6) 503-4444 

APPENDIX 1-2 

October 30, 2013 

I, Stan Collini, the owner of the property at 2225 Dundas St E Mississauga ON request a 
variance be granted for our pylon sign. 

The overall size and the placement of the sign in the location requested will ensure my 
sign is not hidden by existing trees and will advertise for our tenants and increase their 
exposure for better business. 

As well, my proposed placement of the sign will match the landscape of my neighbor's 
pylon to the west of us. 

Should you have any further questions please feel free to contact me directly 

Thank you, 
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APPENDIX 1-3 

SUBJECT PROPERTY 

Planning and Building 

Sign Unit 

2225 Dundas Street East 
#13-06207 

Multi Tenant 
SCALE FOR REDUCED DRAWINGS 

Om 25m 50m 100m 150m 200m 250m 500m 



1 - 6

\ 

'\. 

'· \ 

\ 

\ 
\ 

\ ~ .... Pt..., <Jn~ 
~---- ~~""·ArJ.~tsc0 

\ ---- '""•:LI) ..._ 

\ ---" ~-~' -----------
\ --
\ --~ 

~
\ -------\ 

:::--. \ 
' . " \ 

- ~.... PAA'T:), f'UJ< <30•U540 r;;:;;:;;:-;::; \ 

I ZONE: C3 - 46 I 

o"' \; 

P~'lT 1, P...Airoot C.3.1\-12J7G 
PDI!:!..H~~l{L!) 

'" ... JlJr~Ln ~ \\ 

~~~ ~ \ 
\ 

~~, 

\ 
\ 

\ 
\ y 

\ 
\ 

\ 
\ 

\ 
\ 

\ 
... \ 

\ ........ \ 
\ ~ \ 
. \ .,. \ 

\ "!o \ 
\ ~ \ \ ~ \ .,.,.,~~- ~ 

-~ 
~ 

\ ~ )...-:-#¥' 
\ /.,~".£ 

\ ;.:~· .. ~/ 
\ #" A$-•/ 

~TE ANAL Y~l~ 

~......... ..... .. .,_ tW<4~a.l l"&AlW.I 

~~'!Q; ........ ~!--~ {,::=:$ ~!~--$-

~·A.' 
a"D..SOU"\XA~•,Atll:le61'\ 

~.-AAC.NC'.~ •l•oiCE 
~ .. NIIC. ... ~•J......c:E6 

~-... 
~,... S"II>Zio6n.t.C."''!noJ 

\~~ Ai&A.o :.m:::Rl!:htl 

\ 

\ 
l 

t----i!-, NEW l5tn HIC.H 

i ~~~\~~~E~t« I 0.1!:> INSIDE C.REEN 
: 6ELT ON 

\ 

M:.NICIPAL SIDE. 
(UATE5 WILL NOT 
6E PERMmED IN l Tl-IE FENCE) 

\ Pylon size is a 
'I Min. of Bm from all 

Drivways, Parking 
(and property lines. 

\ 

9 

GENE:RAL Nv • ..:& 

E=:J ' 
............... """'_ """II"' ........... ~ 

IVEH ~ l/iJN~Uo8MO.-MIIIL 1,;,~_;;; .. ..,;;'-=;;_' ----

1 

- - -.. I ........... -.. ............. ~T~nMeic:asf.D GC:N:JU::IOII:atnll"'"""""'"""' 

=-.::;.::.:.":..~= ... - .... -.,.-: ......... -... -: ... - ........ 

=-;;,;;;:1 :.:,~~ 
'

- .... -.. CDCWTIDMICoK&.I 
oii.41111'WL1110P.Aa - ..... 

1 
......... ....._ --- UAIUM I , .. ~~~] 

~.:;;;;;,: ......... ~..:::'I ~N=~ 
;.~~~ ~=--~~~ 

~-:~~~~~~ 
1 
.... ---................ ,, .. _ ..... .. -~--·4 ~..t~ 
1::::7:.:: .... .:::.::- I ........ 

·- '·-·~i~ 1

= .... --="':::: ... = ..... ::::ll~ff::~~ 
foU•M.U:IID-~fJI-

=.c~~~ =.~~-=--
:=r::=:-lS....= 
~.::=:~:r.. 
;:~~~~M.l~IIO M~-IIBI"'QQHU .... _ 

Ml~fiiiOI.miGIIIPUICII'II. .,_,,__,......,.._ 
~lt.ICIICCU'IIUIQCZI'ftlriYr~ 

~~~~----~ ----·-ft I ._ .. _ .... -=-.. 
, ....... .,. ........ iOiil~-.:..--..:=---~--1 ~~=::.:=-
==~~~10- ~~.:-~o:?.?:~.:POI ~~~~oo:.c~ 
I

DC f6MOII'IGI&T-DC I l'ti:N'JWIIIIUCMa.&....V.~· ..... ~.I&CUWN•~~~~~~:~t-c 
•I'UIIOW.CIGIU"'WGIIZ.LIIIe:f"MC'Dr~ • ... 

11 
, Cll"nHH'ttmoCH~N 

I
...._.._ ............... =~~ ..... 

I .... _ .... ..._ .. _ I ------·--.. I --.. --·--
-~:-=== _::s!:~..:':.- :.::~-7 

'~-"':" .. -:_:..~ 'I~-?-_-,.·::,. I =·- J, . _W.'IO!:f•~IIIM~ • M~~MIIIIGIO.D&'WC.b =----

I N-CO.~-·-_, ...... I ~-=::~.=.=-.. l~..c'!!.."..!" ... "':.'."'i::-~ .~r:=:~~leQIIIL&D ~-:~N~-= ~";:;~~~ 
oiiCI,._IONUUAIOlCD4U.:'II..Uil ... NCXMUUMQ.t. MMCENMC. 

J~IIG~=~KL· I ~c::::::a~-- :::~.:ICJI--..~~~ .. 

:;:-::---=-===-~~. -~--::-:---===;::-=;=::;--·-.:-~----==--=-=-rJ 5TMeot.. LEUEND 

:! !I : --- -
'! -~II • ----

~ 
"" 

DRAWING I&&UE: 

---o-.,.._.... ---..... ~~ 

_j ""' L [j ts il .;~r _:_-__ 

I J;!jt:: 1iil~~~ -~ 
I 

>!I ~ ~ o"ss"c-~~~ ,.. ..._'f'~" or "..,-:_ 

I; . - 1_! -- -- }\, ~ ARCHIT£CTS ~ 
~;I .._- - JV -.wDD.OWIUMCI 

I· ~i~ 6. --- ~ 
...J; -+.a - --c 

\ ~...;- ~_,/ \ "4-''7 
/ 

______________ mil :- • VGJ\ 
fi!ii.MlSStSSNJGA :00:- E ! I El - laldiillm!Gaglindkdltealoc 

----- . ..,_.CormnunilrSem'a!S ::;_~~· ~ li ~ =~~D<UOO ---------- ~ --------=--------~I ---- ----- ·- ..... --- · -- -- · -- -------· ·cc ·'·I I!SSi ----- -------------- ~ 

@~.~LAN 

-------- ________ ":' ____ - -~ 9-r:- ~ 'il. ~ =..-::-...:.. 
---- ------ •, ~ <;;:. a ¢: =c::;:;:.~ ==v;; • ~..:::."'" 

~ - vOLS I 
SURVEY jNFORt.IATION OWNER INFORMATION I 13 I I 
j mPOaJWMT.ua~,SUt\~Tor I (t'znnrwuff!pt!ll!JED I ~ 

PROJECT 

> 
~ 

PROPOSED 
COMMERCIAL 

DEVELOPMENT 

! i i I __ .. __ I~ ~±%M .. L. -~~~~-;~ 
~·· 1-.. -· ~~-· ...... ,.,. ------ ,. 

c/o STAHL[Y COWNI 
4.4 ZORRA 5TR££T 
10RONTO. 01 uaz 4Z7 

PH: (416)~-4444 

PART OF LOT A. CONCESSION 1 
NORTii or DUNDAS STR[[T 

CITY OF UISSISSAUCA 
aracw"'- ~'ICPALJTY rE rcn 

:.~cu~~R~ORS LTD. 2008 
APPLICANT INFORMATION 

:'!!.£'Y"S'UIFNG PQ!!P ~ 
201 WU.WAY A~ UNIT 11 
CONCORD, OH l4K 51<11 
PH: (9~) 7JS-I!IOSOX7M 
FA:k. (905) 7J8-Ii637 



1 - 7

APPENDIX 1-5 

Double Sided Pylon Structura~ 

7467.58rnm 

1112" x 1 112" STEEL ANGLE 
FRAME DRILLED and TAPPED 
onto H.S.S. POLES with 112" BOLTS 
(x9) MOUNTING BOLTS PER 
(x9) MOUNTING BOLTS PER POLE 

5 AMP 120 VOLT ELECTRICAL FEED 

Total sign size 
13.4 metres sq. 

CUSTOMER: 1127792001 Ontario Ltd 
ORDER II 
DATE: 9/27/13 

~=--@~ ~APPROVED 

STEEL HOOKED ANCHOR bolts 
1 1/4" DIAMETER x 48" with DOUBLE 
NUTS and WASHERS x 4 per plate 
8 anchor bolts total 

CONTACT: Stan Colllnl 
PHONE: 416-888-3174 
EMAIL: 
IIEP: Doua 
DESIGNER: Darren 

4.0 in 

200.00 in 

GROUND LINE 

in 

in 

REVISION§ 

SITE ADDRESS: 

2225 Dundas St E. 

CHECII:ED BY: 

I 
BASE PLATE DETAIL 

13/4" HOLES 
13"CtoC 

16" x 16" x 11/4" H.S.S. STEEL 
BASE PLATE cut out for POLE 

with a MIN. 1.2" FILLET WELD 

905.420.0504 

KMdlc 1.8~.;..7_!~;]MIK 

SIGNS 
17JS0rant .... C.W1.,~DI'IL1WIGI 

_,.....~ .. -~.~-.....~ .... --...., ... .._.. .... _...... .. --·-
.... ~ ........... 11111'1DU~d0ft' 
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Originator's 
Files 

CD.03.LAK 

DATE: 

TO: 

FROM: 

SUBJECT: 

January 14, 2014 

Chair and Members of Planning and Development Committee 
Meeting Date: February 3, 2014 

Edward R. Sajecki 

Commissioner of Planning and Building 

Draft Lakeview Local Area Plan (January 2014) 

RECOMMENDATION: That the Draft Lakeview Local Area Plan (January 2014), under 

separate cover to the report titled "Draft Lakeview Local Area Plan" 

dated January 14, 2014 from the Commissioner of Planning and 
Building be circulated for comment to City Departments, agencies and 
stakeholders for review, and further, that a public consultation 

program, including an open house and statutory public meeting, be 

held. 

REPORT 
HIGHLIGHTS: 

• The Draft Lakeview Local Area Plan ("Area Plan") was prepared 

under the planning framework of Mississauga Official Plan. Key 
modifications and additions proposed in the Area Plan include a 
vision statement, directing growth to specific areas, and 

protecting, enhancing and restoring the Green System in 

Lakeview. Additional policies on complete communities, 

planning for multi-modal transportation, urban form, and 
employment uses are also proposed. 

contd .... 
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Planning and Development Committee - 2-

• Key land use changes recommended include: 

CD.03.LAK 
January 14, 2014 

• the "Mixed Use" designation for the Lakeshore Corridor

Core Area to require commercial uses at grade. The Core 

Area is from Seneca A venue to Hydro Road and is 

envisioned to have a concentration of street-related 
commercial uses; 

• the "Business Employment" designation has been revised 

to clarify uses that are not permitted, such as a cardlock 

fueling dispensing facility, motor vehicle commercial 

uses, and motor vehicle rental, and require that permitted 
uses operate within enclosed buildings; 

• a number of parcels have been redesignated in order to 
reinforce the policies in the Area Plan. In general, 

redesignations provide additional uses while allowing any 

existing uses that do not conform to remain. Appendix 1 
and 2 provide a summary of these changes; 

• a number of Special Sites and Exempt Sites have been 

revised. New Special Site policies for the waterfront and 

the Arsenal properties have been introduced. Sites that 
are not representative of the vision, direction and planning 

policies but nonetheless are recognized because they 
contain established land uses have been identified as 
Exempt Sites; and 

• recognizing residential buildings legally constructed prior 

to the approval date of the Area Plan. This policy allows 

the Area Plan to recognize existing residential uses that do 
not conform, thereby removing a number of current 

special site policies. 

contd .... 
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Planning and Development Committee - 3- CD.03.LAK 
January 14, 2014 

BACKGROUND: 

• The next step is to circulate the Area Plan and initiate a public 
consultation process. The public consultation program will 

include a statutory public meeting as required by the Planning 

Act, public open house(s), and meeting(s) with the Local 
Advisory Panel. 

The Area Plan Review is City-initiated as part of the continuing 

program to keep the Lakeview policies valid and current. The Area 

Plan is revised to reflect changes in local circumstances and maintain 
consistency with Provincial Planning initiatives, such as the Provincial 

Policy Statement, Planning Act, Growth Plan for the Greater Golden 

Horseshoe, and the Metrolinx's Regional Transportation Plan (The Big 

Move). The review also takes into consideration corporate studies 

such as the Employment Land Review Study, and Inspiration 

Lakeview. 

The Area Plan incorporates public input provided through extensive 
consultation, including stakeholder interviews, visioning sessions, 
placemaking workshops, youth outreach exercises and an open house. 

Several meetings were also held with the Lakeview Local Advisory 

Panel to discuss planning topics such as the Community Node, 
townhouse development, transportation, and brownfield development. 

The feedback from the panel members has helped to inform the Area 
Plan policies. 

The Area Plan reflects, where applicable, the policy direction 
identified through the public engagement process in the report, 

Lakeview and Port Credit District Policies Review and Public 

Engagement Process -Directions Report, and feedback received from 
members of the Lakeview Local Advisory Panel. 

The new Official Plan, Mississauga Official Plan (MOP) is now in 

effect, with the exception of the appealed policies. For the policies 

under appeal, the relevant policies in Mississauga Plan (2003) will 
remain in effect. The Plan now replaces references to "planning 

districts" and "district policies" with "character areas" and "local area 
plans," respectively. 
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Planning and Development Committee - 4- CD.03.LAK 
January 14, 2014 

Current City projects, such as Inspiration Lakeview and the Parking 

Strategy- Phase II Port Credit and Lakeview, may require future 

amendments to the Area Plan. Other Regional and Provincial projects 

such as, the Lakeview Waterfront Connection Project and the Queen 

Elizabeth Way Preliminary Design and Class Environmental 

Assessment Study, are underway. Following the completion of these 

studies, further modifications may be required to the Area Plan. 

The Inspiration Lakeview study area includes the Ontario Power 

Generation Lands ("OPG Lands") and the employment lands on the 

south side of Lakeshore Road East. The study is in progress and the 

next phase of the study will include a land use review that will 

examine the appropriateness of a Community Node in that area, the 

land uses, built form and transportation, and prepare a Phase Two 

municipal comprehensive review. As such, the underlying designation 

will remain until the conclusion of Inspiration Lakeview. The Area 

Plan has included a special site policy that recognizes the components 

of the land use review and realizes the opportunities for the waterfront 

area. It also emphasizes the core principles of the Inspiration 

Lakeview vision. 

In instances where an application for an Official Plan Amendment has 

been approved by City Council, the land use designation has been 

reflected in the Area Plan. If the application is under appeal, and has 

not been approved by City Council, the land use designation remains 

unchanged and will be dealt with through the appeal process. 

Updates to the "Greenbelt" land use designation are being reviewed as 

part of the Mississauga Official Plan - General Amendment as noted 

in the report dated October 22, 20 13 to Planning and Development 
Committee. As such, additional lands identified in watercourse 

corridors and along the Lake Ontario shoreline that are subject to 
natural hazards, reflect the changes proposed in the General 

Amendment. Therefore, the land use changes to "Greenbelt" in the 

General Amendment have not been specifically identified in the Area 

Plan as a "proposed redesignation" as it will be dealt with through a 

general amendment. 
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Planning and Development Committee - 5 - CD.03.LAK 
January 14, 2014 

COMMENTS: 

On July 8, 2013, the Ontario Municipal Board issued a decision 

regarding the appeals to MOP, which includes modifications to drive

through policies. Drive-through facilities are permitted as they 
existed on the day Mississauga Official Plan came into effect. 
Through the settlement agreement, new policies on drive-through 

facilities will be added to the principal document. As such, the special 

sites allowing drive-through facilities in Lakeview are redundant and 

have been removed. 

1. Purpose and Organization of the Local Area Plan 

MOP contains planning policies to manage and guide the city's 

development- Local Area Plans form part of MOP and are intended 

for areas which require a more extensive local planning framework. 

Local Area Plans contain policies to address unique circumstances 

particular to the area. 

The Area Plan (attached under separate cover) must be read in 

conjunction with the Plan. Parts one to four, and the schedules and 
appendices of the principal document are applicable to the Lakeview 
area, unless modified by the Area Plan. For the ease of locating the 
policies, the Area Plan follows the same general organization as the 

principal document. 

Many Lakeview issues (e.g., brownfield sites, rail noise, community 

infrastructure, heritage planning, etc.) are addressed in the principal 

document. Although these policies are not restated in the Area Plan, 
additional description may be provided to reflect the Lakeview context 
and reinforce policy direction. The Area Plan also contains policies 
specific to Lakeview, and in the event of conflict with the principal 

document, the policies of the Area Plan take precedence. 

There are a number of development applications that are in process 
and unapproved. These applications will be reviewed through the 

development approvals process. It is not the purpose of the Area Plan 
to approve or deny individual development applications. As such, the 
original designation remains applicable for these sites. 
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Schedules 1 to 3 are new schedules to the Area Plan. Schedule 1 is the 

boundary of the precincts and sub-areas in Lakeview. Schedule 2 

shows the minimum and maximum building heights permitted in 

Lakeview. Schedule 3 is the long term road and transit network. 

Schedule 4 is the land use designations; most designations have 

carried over from the existing Local Area Plan that form part of MOP. 

Appendices to the Area Plan include the Lakeview Built Form 

Standards and the Executive Summary from the Lakeshore Road 

Transportation Review Study. While these documents are not 

considered part of the Area Plan, they provide important information 

in understanding and interpreting the policies. Some guidelines have 

been incorporated into the Area Plan and represent policy. 

2. Overview of Policy Directions 

The Area Plan incorporates and builds upon the policies in the 

previous Lakeview District Policies of Mississauga Plan (2003) and 

the subsequent Lakeview Local Area Plan. Many existing policies 

and land use designations have been carried forward. There are a 

number of proposed key modifications and additions in the Area Plan. 

A New Vision (Section 5.0) 

The Vision section provides a description of the desired future of 

Lakeview. The Vision is based on six key principles: reconnecting 

Lakeview to the waterfront; distinct neighbourhoods; complete 

communities; community health; social well-being; and, sustainability. 

To implement the Vision, the Community Concept has five main 

elements: the Green System, a Community Node, Neighbourhoods, 

Employment Area, and Corridors. 

Direct Growth (Section 6.0) 

The Area Plan directs growth to the following areas: Lakeview 

Community Node; modest infilling in neighbourhoods; and the 

redevelopment of sites along Lakeshore Road East (e.g., northeast 

comer of Lakeshore Road East and Cawthra Road, and the northwest 

corner of Lakeshore Road East and Dixie Road) and other commercial 
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sites (e.g., the plaza north of Lakeshore Road East and west of 

Cawthra Road, Applewood Village Plaza, and Dixie Outlet Mall). 

Policies and the boundaries for the Community Node will be 

determined following the next phase of study for Inspiration 

Lakeview. Principles for the future development of the Community 

Node have been included in the Area Plan which recognize that: 

• the Lakeview Community Node will have a gross density 

between 1 00 and 200 residents and jobs combined per hectare, 

and a population and employment range of 2:1 to 1 :2; 

• residential neighbourhoods are stable areas, and infill or 

redevelopment will be sensitive to the existing character; 

• intensification in the Lakeshore Corridor will consider matters 

relating to complete communities, mainstreet character, 

heritage, and protecting views to the waterfront; and 

• redevelopment of existing commercial sites will address issues 

such as retaining commercial space and appropriate transitions 

to adjacent residential uses. 

Value the Environment (Section 7.0) 

Area Plan policies identify the components of the Green System and 

reinforce the importance of protecting, enhancing and restoring the 

natural environment, including: 

• natural systems within waterfront parks; and 

• urban forests. 

The Area Plan encourages partnerships to improve the environment 

and refers to the City's Green Development Strategy as a means to 

incorporate sustainable development practices. 
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Lakeview contains many of the attributes associated with complete 

communities. Policies are intended to recognize, protect and enhance 
these attributes to fully realize the complete community aspects 
including: 

• preserving and encouraging additional affordable housing; 

• recognizing cultural heritage and the opportunity to use 

Community Improvement Plans to enhance these resources; 

• providing a mix of uses and services to residents in the 
Community Node and Lakeshore Corridor; 

• enhancing the distinct identity and character of the area 
through improvements to the public realm; and 

• providing public access to the waterfront. 

Multi-Modal City (Section 9.0) 
Planning for improvements to the road network and active 
transportation in Lakeview will be essential in linking Lakeview to the 
neighbouring communities and in achieving a city-wide finer grain 
network with additional road connections. A number of transportation 

policies have been introduced in the Area Plan including: 

• acquiring lands for a public transit right-of way along 
Lakeshore Road East; 

• undertaking a Transportation Master Plan for Lakeshore Road 
(between the east and west City limit) that will address 

improving all modes of transportation, the implications of 
future growth in the network and consider placemaking 

initiatives that promote the animation of the corridor; 
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• connecting the public transit along key north-south corridors 

e.g., Cawthra Road, Ogden Avenue and Dixie Road to 

Lakeshore Road East; and 

• recognizing that reduced parking requirements and maximum 

parking standards may be considered in the Community Node 

and the Lakeshore Corridor. 

Desirable Urban Form (Section 1 0.0) 

The desirable urban form policies reflect the planned function and 
local context. Some key urban form policies include the following: 

• identifying on Schedule 2 the specific location and range of 

permitted heights (minimum and maximum); 

• ensuring that development in Neighbourhoods is sensitive to 

the existing low rise context; 

• recognizing that Inspiration Lakeview is underway, and 

development of the OPG site and adjacent lands should have 
regard for the form and scale appropriate to a waterfront 
location, view corridors, and public open space along the 

shoreline; 

• demonstrating an appropriate transition to properties adjacent 

to the Lakeshore Corridor to ensure the character of the 

mainstreet is preserved; and 

• meeting the criteria of the various types of built form for 
residential developments. 

Strong Economy (Section 11.0) 

Employment opportunities are an important component of Lakeview 

as employment contributes to a healthy mix of uses, while providing 

an opportunity for people to live and work in the community. These 

opportunities include: 
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• providing for continued operation of employment uses along 

the Lakeshore Corridor; and 

• developing a waterfront for various activities suitable for 

recreational, retail, and cultural purposes. 

Land Use Designations (Section 12.0) 

As mentioned earlier, most of the existing land use designations and 

permitted uses have been brought forward from the existing Local 

Area Plan and previous District Policies that form part of the new 

Mississauga Official Plan. Key proposed changes include: 

• the "Mixed Use" designation for the Lakeshore Corridor -

Core Area to require commercial uses at grade. The Core 
Area is from Seneca A venue to Hydro Road and is envisioned 

to have a concentration of street-related commercial uses; 

• the "Business Employment" designation has been revised to 

clarify uses that are not permitted, such as a cardlock fueling 

dispensing facility, motor vehicle commercial uses, and motor 
vehicle rental, and require that permitted uses operate within 

enclosed buildings; 

• a number of parcels have been redesignated in order to 

reinforce the policies in the Area Plan. In general, 

redesignations provide additional uses while allowing any 

existing uses that do not conform to remain. Appendix 1 and 

2 provide a summary of these changes; and 

• recognizing residential buildings legally constructed prior to 

the approval date of the Area Plan. This policy allows the 

Area Plan to recognize existing residential uses that do not 

conform, thereby removing a number of current special site 

policies. 
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There are sites that merit special attention and are classified as 

"special sites." Special sites are areas with unique circumstances and 

support the long term vision of the Area Plan. There are also sites 

identified as "exempt sites." Exempt sites reflect unique 

circumstances that are not representative of the vision, direction and 

planning policies of the Area Plan, but nonetheless are recognized 

because they contain established land uses. In the event the exempt 
site use is discontinued, the permission for this use no longer applies. 

In the Area Plan, key proposed changes to the special site and exempt 

site policies include: 

• removing a number of special sites which are currently 

permitted within the land use designations and in the principal 

document; 

• adding a special site policy for a key waterfront location (i.e. 

the OPG Lands and a portion of the Lakefront Business Park 

sub-area) and for the Arsenal property; and 

• identifying a number of sites as exempt sites. Exempt sites are 
not representative of the vision, direction and planning policies 

but nonetheless are recognized because they contain 

established land uses. 

Appendices 
The Area Plan includes the following appendices for information 

purposes: 

1. Appendix I: Lakeview Built Form Standards is to be used 

during the review of development applications. This guide 

demonstrates how the urban form policies may be achieved; 

and, 

2. Appendix II: The Executive Summary from the Lakeshore 

Road Transportation Review Study identifies the findings 

regarding how Lakeshore Road can accommodate alternative 

modes of transportation. 
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STRATEGIC PLAN: 

3. Co-ordination with Inspiration Lakeview 

The Area Plan recognizes that the next phase of Inspiration Lakeview 

is in progress. That study includes a land use review of the OPG 

Lands and a portion of the lands in the Lakefront Business Park sub

area. Inspiration Lakeview will also address the appropriateness of a 
Community Node in that area. The underlying designation will 

remain until the conclusion of Inspiration Lakeview. 

4. Next Step: Circulation and Public Consultation 

The next step is for the Area Plan to be circulated for formal comment 

and to have a public consultation program conducted, which will 

include: 

• a statutory public meeting as required by the Planning Act; 

• public open house(s); and 

• meeting(s) with the Local Advisory Panel. 

Additional meetings will be held as required based on requests from 
stakeholders or for issue resolution. 

The objectives of the public consultation program are to inform, 

consult, involve and collaborate with stakeholders. 

The Area Plan is an important tool to implement the land use 
components of the Strategic Plan and to refine the policies in the 
Official Plan. The Area Plan aligns with the following goals and 

actions of the Strategic Plan: 

MOVE- Developing a Transit-Oriented City 

• Develop Environmental Responsibility 

• Connect our City 

• Build a Reliable and Convenient System 

• Increase Transportation Capacity 

• Direct Growth 
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BELONG- Ensuring Youth, Older Adults and New Immigrants 

Thrive 

• Ensure Affordability and Accessibility 

• Support Aging In Place 

• Attract and Retain Youth 

CONNECT - Completing Our Neighbourhoods 

• Develop Walkable Connected Neighbourhoods 

• Build Vibrant Communities 

• Create Great Public Spaces 

• Celebrate Our Community 

• Provide Mobility Choices 

• Nurture "Villages" 

PROSPER - Cultivating Creative and Innovative Businesses 

• Meet Employment Needs 

• Strengthen Arts and Culture 

GREEN- Living Green 

• Lead and Encourage Environmentally Responsible Approaches 

• Conserve, Enhance and Connect Natural Environments 

• Promote a Green Culture 

FINANCIAL IMPACT: N/A 

CONCLUSION: The Area Plan reflects the policy direction identified through the 

public engagement process to date and summarized in the Directions 

Report. It also builds on the policies of Mississauga Official Plan, 

ensuring the unique characteristics of Lakeview are reflected and 

strengthened to guide future development. 
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APPENDIX 1 

Draft Lakeview Local Area Plan 
Proposed Land Use Redesignations , 

Location Location Current Proposed Explanation Effect on Property No. Designation Designation 
1 East side of Residential Residential The property is The proposed 

North mount Low Density Medium located within the designation allows for 
Avenue, south of II Density Neighbourhood the townhouses and no 
the South Character Area. The longer requires a 
Service Road proposed designation special site policy. 

recognizes the 
existing built form. 

2 Southeast Residential Residential The properties are The proposed 
quadrant of High Density Medium situated within the designation allows for 
Cawthra Road Density Neighbourhood townhouses. A special 
and Atwater Character Area. The site policy is required 
Avenue proposed designation for the street 

recognizes the townhouses. 
existing built form. 

3 East of Cawthra Residential Residential The properties are The "Residential 
Road, south of Low Density Medium located within the Medium Density'' 
the Canadian II Density Neighbourhood designation in the Draft 
National Railway Character Area. The Lakeview Local Area 
tracks proposed designation Plan ("Area Plan") 

recognizes the permits the low-rise 
existing built form. apartment. 

4 North side of Business Residential This site was The implementation of 
Lakeshore Road Employment Medium considered in the the Official Plan 
East, west of Density, Employment Land Amendment, 
Cawthra Road Greenbelt, Review Study as an Rezoning, and Draft 
and on the east and Mixed area of managed Plan of Subdivision will 
side of Use change that may be be completed through 
Cooksville Creek suitable for a broader the development 

mix of use. Planning approvals process. 
staffs Supplementary The Area Plan is 
Report, dated June 4, showing the 
2013 to Planning and recommendation 
Development adopted by City 
Committee Council. 
recommended 

1 Updates to the "Greenbelt" land use designation proposed in the report Mississauga Official Plan- General Amendment dated October 
22, 2013 to Planning and Development Committee are not identified in this table, but are reflected on Schedule 4 of the Draft Lakeview 
Local Area Plan and Appendix 2 in the Corporate Report. 
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Draft Lakeview Local Area Plan 
Proposed Land Use Redesignations 1 

Location Location Current Proposed Explanation Effect on Property No. Designation Designation 
approval of the 
applications, Files OZ 
03/038 and T-
M06006- and 
adopted by City 
Council on July 3, 
2013. 

5 North side of Business Mixed Use, This site was The implementation of 
Lakeshore Road Employment, Residential considered in the the Official Plan 
East, west of Greenbelt, High Density Employment Land Amendment and 
Cawthra Road and and Review Study as an Rezoning will be 
and on the west Residential Greenbelt area of managed completed through the 
side of Low Density change that may be development approvals 
Cooksville Creek II suitable for a broader process. The Area 

mix of use. Planning Plan is showing the 
staffs Supplementary recommendation 
Report, dated August adopted by City 
13, 2013 to Planning Council. 
and Development 
Committee 
recommended 
approval of the 
application, File OZ 
11/017- and adopted 
by City Council on 
September 18, 2013. 

6 Northwest Residential Mixed Use The "Mixed Use" Through the Area Plan 
corner of High Density designation along policy, the existing 
Lakeshore Road Lakeshore Road East apartment building will 
East and is in keeping with the be permitted. In the 
Roosevelt Road vision for the future, should the site 

Lakeshore Corridor. be redeveloped, a 
broader range of uses 
would be required. 
The site will require 
rezoning (e.g., C4 with 
an exception zone 
permitting the existing 
apartment building). 

-2-
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Proposed Land Use RedesiQnations 1 

Location Location 
Current Proposed Explanation Effect on Property 

No. Desicmation Desio nation 
7 Northwest Residential Mixed Use The "Mixed Use" Through the Area Plan 

corner of High Density designation along policy, the existing 
Lakeshore Road Lakeshore Road East apartment buildings will 
East and Shaw is in accordance with be permitted. In the 
Drive the vision for the future, should the site 

Lakeshore Corridor. be redeveloped, a 
broader range of uses 
would be required. 
The site will require 
rezoning (e.g., C4 with 
an exception zone 
permitting the existing 
apartment buildings). 

8 Southeast Residential Mixed Use The "Mixed Use" Through the Area Plan 
corner of High Density designation along policy, the existing 
Lakeshore Road Lakeshore Road East apartment building will 
East and Enola is in keeping with the be permitted. In the 
Avenue vision for the future, should the site 

Lakeshore Corridor. be redeveloped, a 
broader range of uses 
would be required. 
The site may require 
rezoning (e.g., C4 with 
an exception zone 
permitting the existing 
apartment building). 

9 Northwest Residential Mixed Use The "Mixed Use" Through the Area Plan 
corner of High Density designation along policy, the existing 
Lakeshore Road Lakeshore Road East apartment building will 
East and is consistent with the be permitted to 
Greaves Avenue vision for the continue. A special 

Lakeshore Corridor. site policy is required 
for the townhouses. 

- 3 -
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Draft Lakeview Local Area Plan 
Proposed Land Use Redesignations 1 

Location Location Current Proposed Explanation Effect on Property No. DesiQnation DesiQnation 
10 Southwest Residential Mixed Use The "Mixed Use" Through the Area Plan 

corner of Medium designation along policy, the existing 
Lakeshore Road Density Lakeshore Road East apartment buildings will 
East and East is in keeping with the be permitted to 
Avenue vision for Lakeshore continue. However, 

Corridor. should the site be 
redeveloped in the 
future, a broader range 
of uses would be 
required. The site will 
require rezoning (e.g., 
C4 with an exception 
zone permitting the 
existing apartment 
buildings). 

11 North side of Residential Residential The property is The proposed 
Lakeshore Road Low Density Medium located within the designation allows for 
East, east of II Density Neighbourhood townhouses and no 
Strathy Avenue Character Area. The longer requires a 

proposed designation special site policy. 
recognizes the 
existing built form. 

12 East of Fergus Residential Residential The property is A portion of the 
Avenue, north of High Density Medium located within the property is proposed to 
Lakeshore Road Density Neighbourhood be designated to allow 
East Character Area. The for townhouses; a 

proposed designation special site will no 
recognizes the longer be required. 
existing built form. The site is currently 

zone exception RA3-23 
and will require 
revisions to the zoning 
(e.g., RM4 for the 
townhouse dwellings) 

- 4-
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Draft Lakeview Local Area Plan 
Proposed Land Use Redesignations 1 

Location Location Current Proposed Explanation Effect on Property No. Designation Designation 
13 North side of Residential Residential "Residential Medium The proposed 

Atwater Avenue, Medium Low Density Density" in the Draft designation permits 
west of Haig Density II Lakeview Local Area various forms of 
Boulevard Plan generally follows housing including 

the uses permitted in detached dwellings, 
the principal semi-detached 
document and allows dwellings, and street 
for townhouse and all townhouses. 
forms of horizontal 
multiple dwellings. 
The existing built 
form is detached 
dwellings, semi-
detached dwellings 
and street 
townhouses which 
are permitted in the 
"Residential Low 
Density II" 
designation. 

- 5 -
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Location No. 1 

From : Residential Low Density II 

To : Residential Medium Density 

Location No. 2 

From : Residential High Density 

To : Residential Medium D 

Location No. 3 

From : Residential Low Density II 

To : Residential Medium Density 

Location No. 4 

From : Business Employment and 

Greenbelt 

To: Residential Medium Density, 

Mixed Use, and Greenbelt 

Location No. 5 

From : Residential Low Density II, 

Business Employment and Greenbelt 

To : Residential High Density, 

Mixed Use and Greenbelt 

Location No. 6 

To : Mixed Use 

Location No. 7 

Location No. 8 

Location No. 9 

To: Mixed Use 

Location No. 10 

From : Residential Medium Density 

To: Mixed Use 
LAA"'E 
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Location No. 13 

From : Residential Medium Density 

To : Residential Low Density II 

Location No. 11 

From : Residential Low Density II 

To : Residential Medium Density 

Location No. 12 

From : Residential High Density 

To : Residential Medium Density 

LAND USE DESIGNATIONS 

D Residential Low Density I 

D Residential Low Density il 

• Residential Medium Density 

• Residential High Density 

• Mix&dUse 

• Convenience Commercial 

• Motor Vehicle Commercial 

BASE MAP INFORMATION 

=# Provincial Highway 
and Interchange - Arterial 

- Major Collector ·-- Major Collector (Scenic Route) 

Minor Collector 

Local Road 

Existing Commuter Rail 

oe GO Transit Station 

Higher Order Transit Corridor 

Notes: 

APPENDIX2 

. Office 

• Business Employment 

• Public Open Space 

• Private Open Space 

D Greenbelt 

O utilitV 

~ Natural Hazards 

• Public School • Catholic School 

• Community Facilities 

- Local Area Pla.n Boundary 

1. Base map information (eg. roads, highways, railways, watercourses), including any lands 
or bodies of wate1 outside the city boundaries, is shown for information purposes only. 

2. Refer to Schedule 3. Natural System of the principal document for the location of the 
Natural Areas System and Natural Hazards. 

3. The nmits of the Natural Hazards shown on this ma.p are for iJiustrative purposes only. 
The appropriate Conservation Authorit'Y should be consulted to determine their actual location. 

4 . The Community Node boundaty is to be determined. 
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1.0  How to Read the Lakeview 
Local Area Plan 

Mississauga Official Plan (“the Plan”) consists of a 
principal document and a series of local area plans, 
provided under separate cover. This is the Lakeview 
Local Area Plan (“Area Plan”) and provides policies 
for lands located in southeast Mississauga as shown 
in Map 1. It includes lands identified in the City 
Structure as a Community Node, Neighbourhood 
Area and Employment Area.  

There are some instances where the policies and 
schedules of the principal document do not address 
all circumstances particular to Lakeview. In these 
cases, this Area Plan elaborates on, or provides 
exceptions to, the policies or schedules of the 
principal document. 

This Area Plan must be read in conjunction with the 
principal document. Parts one to four, the 

schedules, and the appendices of the principal 
document are applicable to the Lakeview area 
unless modified by this Area Plan.  For example, the 
policies of this Area Plan must be read in 
conjunction with the environmental, multi-modal, 
urban form and land use policies of parts two and 
three of the principal document. In the event of a 
conflict, the policies of this Area Plan take 
precedence.  

For the purpose of this Area Plan, when Lakeview is 
referenced, it includes lands within the Lakeview 
Community Node, Neighbourhood Area and 
Employment Area.   

Policies and the boundaries for the Community 
Node will be determined following the next phase of 
study for Inspiration Lakeview.  Principles for the 
future development of the Community Node have 
been included in this Area Plan. 

Appendices attached to this Area Plan have been 
included for information purposes.   

Map 1:  Lakeview is located in the southeast corner of Mississauga and includes areas identified in the City Structure as Community Node, Neighbourhood
Area, and Employment Area.   
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Included in the appendices is the Lakeview Built 
Form Standards which will be used during the 
review of development applications.  This document 
demonstrates how the urban form policies can be 
achieved.   

The Built Form Standards document is not 
considered part of this Area Plan.  However, 
selected content has been incorporated and 
represents policy.  

The Executive Summary from the Lakeshore Road 
Transportation Review Study has been included in 
the Appendix to provide additional information on 
how the Lakeshore Road corridor within the 
Lakeview and Port Credit Character Areas can 
accommodate alternative modes of transportation. 

2.0 Historical Context 

In the early 1800s, the Lakeview community 
consisted of large family owned farms. The 
Cawthra, Cavan, Haig, Ogden, Halliday, and Shaw 
families all owned land in the area. Many of the 
street names today bear the family names of the 
farmers and land owners in the area.  The Cawthra-
Elliot Estate remains a significant heritage site in the 
City of Mississauga. 

Lake Shore Road first opened in 1804, and in 1917 it 
was the first concrete road in Ontario, and one of 

the longest cement roads between two cities in the 
world.  By 1944, the road became what we know it 
as today:  Lakeshore Road.  Historically, commercial 
development has occurred on Lakeshore Road and 
primarily in a strip form along the corridor.   

In 1915, Curtiss Aeroplanes and Motors Ltd. 
established Canada’s first aerodrome, officially 
known as the Long Branch Aerodrome and Flying 
School on the site now owned by Ontario Power 
Generation Incorporated.  

Lakeview has a history of significant industrial and 
military presence.  The Long Branch Rifle Ranges, 
located at the terminus of Dixie Road, on the south 
side of Lakeshore Road East were used as an active 
site for militia training and a Cadet program used by 
the Department of National Defence during World 
War I.  Remnants of the bunkers today remain on 
the site.   

In 1935, the Department of Defence purchased the 
site at Lakeshore Road East and Dixie Road, and 
Small Arms Limited, a munitions factory, opened in 
1940. The company manufactured armaments, 
munitions and materials through the Second World 
War until 1974.  This site is commonly known today 
as the Arsenal Lands.  The Small Arms Inspection 
Building was saved from being demolished in 2009 
by a community group in Lakeview.   

Some early subdivisions within the Lakeview area 
date to the Second World War time period, War- 

Figure 1:  Heritage sites such as the Cawthra-Elliot Estate (left photo) and Lakeview Park School (right photo) provide a glance of Lakeview’s past when it
was once a village community. 
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time houses were built to alleviate the housing 
shortage for workers at the munitions factory and 
for returning veterans.      

The many heritage sites provide a glance of 
Lakeview’s past as a village community:  the 
Lakeview Golf and Country Club (1907), Adamson 
Estate (1919), Pallett-McMaster House (1911), 
Lakeview Park School (1923), Cawthra-Elliot Estate 
(1926), and a 1950s contempo gas station. 

By 1950, Lakeview had transformed from a rural 
area into a suburban landscape with land used for 
industrial, residential, commercial and public spaces. 
New subdivisions were being built such as Orchard 
Heights and Applewood Acres. New businesses and 
industries, such as what is now Dixie Outlet Mall 
were established as a result of the increasing 
population.  In 1958, the Lakeview Generating 
Station was erected on the Long Branch Rifle 
Ranges land providing electricity for the people of 
Ontario for 43 years before being decommissioned 
in 2005. 

For decades, Lakeview has provided water and 
wastewater servicing for Mississauga and the 
surrounding municipalities.  The Lakeview Water 
Treatment Plant was constructed in 1952, and the 
Lakeview Wastewater Treatment Plant (later 
renamed, G.E. Booth Wastewater Treatment 
Facility) opened in 1961.  To date, both plants 
continue to play an important role in providing 
regional servicing needs. 

3.0 Current Context 

Lakeview is made up of stable residential 
neighbourhoods characterized by detached and 
semi-detached housing.  Many homes built in the 
1950s and 1960s are being renovated today or 
replaced largely with new detached housing, and 
some assembly for townhouses is occurring. 
Townhouses are found in pockets throughout 
Lakeview between Lakeshore Road East and the 
Queen Elizabeth Way.  Apartment buildings are 
located mainly near the Canadian National Railway 

tracks at Cawthra Road, on Dixie Road, and several 
are built along Lakeshore Road East.  There are a 
few multi-unit residential dwellings in Lakeview, 
including duplex, triplex and quadruplex. 

The area is served by commercial facilities 
concentrated along Lakeshore Road East.  However, 
it is fragmented by other uses such as motor vehicle 
repair garages and motor vehicle sales and service. 
The area along Lakeshore Road East to the east of 
Cawthra Road is in its early stages of revitalization to 
mainstreet retail, with newly built and proposed 
mixed use buildings.  Neighbourhoods to the north 
are served by commercial facilities located along the 
Queen Elizabeth Way, namely Dixie Outlet Mall and 
Applewood Village Plaza. 

An employment area is located south of Lakeshore 
Road East and east of East Avenue to Applewood 
Creek.  This area contains a mix of business uses in 
construction, manufacturing, retailing, and 
wholesaling.   Remnant industrial uses continue to 
operate on properties south of the Canadian 
National Rail Line.   

The site of the former Lakeview Generating Station 
and the current G.E. Booth Wastewater Treatment 
Facility, situated south of Lakeshore Road East, 
occupies a major portion of the Lake Ontario 
shoreline.  A major utility use in the area is the 
Lakeview Water Treatment Facility which is 
bordered by several parks including A.E. Crookes 
Park, Lakefront Promenade Park, and Douglas 
Kennedy Park. 

The open space system predominately consists of 
golf courses, natural areas, creeks, trails, and parks 
along the Lake Ontario waterfront.  These lands are 
culturally and recreationally significant and connect 
to Mississauga’s parks system.   

The waterfront is one of the distinctive elements of 
Lakeview, and physical and visual accessibility to the 
waterfront is integral to the community. 

Cultural and heritage resources include heritage 
buildings, cultural landscapes associated with the 
scenic parks and golf courses, Lakeview’s industrial  
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past, former residential estates, and the Dixie Road 
Scenic Route. 

The road network has few east-west and north-
south connections through the district.  The east-
west linkages are Lakeshore Road East, an arterial 
road identified as a higher order transit corridor; 
Queen Elizabeth Way, a provincial highway, 
Queensway East, a regional arterial road, and 
Atwater Avenue, a major collector road. The north-
south networks are Cawthra Road, Dixie Road, 
Ogden Road, and Haig Boulevard, although the latter 
two do not extend north of the Queen Elizabeth 
Way.  Cawthra Road and Dixie Road are regional 
arterial roads, Dixie Road (Scenic Route) from 
Rometown Drive to Lakeshore Road East is a 
regional major collector road, Atwater Avenue, 
Ogden Avenue, the North and South Service Roads 
are major collector roads and Haig Boulevard and 
Stanfield Road are minor collector roads.   

Population, employment, and land area statistics of 
the Lakeview area are summarized in Figure 2.  For 
the purpose of this area plan, Lakeview is arranged 
by Precinct:  North Residential Neighbourhood, 
Central Residential Neighbourhood, South 
Residential Neighbourhood, Lakeshore Corridor, and 
Employment Precinct, as shown on Schedule 1:  
Lakeview Local Area Plan Precincts and Sub-Areas.  

 

4.0 Collaboration 

This Area Plan incorporates public input provided 
through extensive consultation, including 
stakeholder interviews, visioning sessions, 
placemaking workshops, youth outreach exercises 
and an open house. 

The results of the visioning process are contained in 
the report, “Lakeview and Port Credit Directions 
Report” (Directions Report).  The Directions Report 
includes a range of policy recommendations that 
have informed the preparation of this Area Plan.   

Figure 2:   

LAKEVIEW AREA STATISTICS 

 
North Residential 
Neighbourhood 

Precinct 

Central Residential 
Neighbourhood 

Precinct 

South Residential Neighbourhood, 
Lakeshore Corridor and 
Employment Precincts 

Total Lakeview 

Land Area1(ha) 261 489 397 1,147 

Population2 5,230 8,320 9,200 22,750 

Employment3 580 1,790 3,100 5,470 

1 Land area is a gross figure and includes everything within the defined boundary such as rivers, roads, and all other land uses. 

2 Population is adapted from Hemson Consulting, Growth Forecast, 2008.  Population figures are based on the 2011 mid year forecast and include a 
4.2% undercount from Statistics Canada.  

3 Employment figures include a work from home assumption of 31 jobs in 1,000 population, adapted from Hemson Consultants, Growth Forecast, 2008.  
Employment figures also include an adjustment factor for non-reporting businesses adapted from City of Mississauga, Mississauga Employment 
Survey, 2011. Note: Numbers have been rounded   

Figure 3:  Public engagement, such as the placemaking exercise held at the
Lakeview Golf Course provides valuable input into the planning process.   
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Preparation included the formation of a Local 
Advisory Panel which provided a forum for the 
discussion of planning and related issues. 

Mississauga will ensure that consultation with the 
public and stakeholders on further initiatives and 
implementation pertaining to this Area Plan will 
continue. 

 

5.0 Vision 

The Vision for Lakeview is a connection of 
neighbourhoods with views to the lake and public 

access to the shores and waters of Lake Ontario.  
The neighbourhoods of Lakeview will be connected 
through a network of parks and open spaces.   

The Lakeview Community Node will be a focus for 
community activities, and will serve the surrounding 
neighbourhoods.  With an attractive mainstreet, the 
node will be a prominent location to live, work, 
shop, and for the community to connect and gather.     

Neighbourhoods in Lakeview are stable and offer a 
variety of housing choices.  It is recognized that 
some change will occur, and new development 
should provide appropriate transition to the existing 
stable areas, and protect the existing character and 

Figure 4: The Lakeview Vision is based on six principles. 

Reconnect Lakeview Strengthen Distinct Neighbourhoods Support Complete Communities

Promote Community Health Support Social Well-Being Achieve Leadership in Sustainability
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heritage features.   

The Vision and policies of this Area Plan advance the 
goals of the Strategic Plan, including: 

 Move – directing growth to support transit; 

 Belong – providing a range of housing options; 

 Connect – promoting a village mainstreet; 

 Prosper – encourage employment uses; and 

 Green – promote conservation, restoration, and 
enhancement of the natural environment. 

5.1 Guiding Principles 

The Vision for Lakeview is based on the following 
six guiding principles that provide local context and 
supplements the Guiding Principles of the principal 
document: 

5.1.1 Reconnect Lakeview to the waterfront by 
protecting view corridors to the lake and along the 
shoreline, providing a mix of uses and public access 
to the waterfront. 

5.1.2 Strengthen distinct neighbourhoods by 
preserving heritage features, protecting established 
stable neighbourhoods and ensuring appropriate 
built form transitions for new development. 

5.1.3 Support complete communities in the 
Community Node through compact, mixed use 
development and a pedestrian oriented mainstreet 
that offers a range of residential and employment 
opportunities. 

5.1.4   Promote community health by 
encouraging public transit, cycling, walking, and the 
active use of parks, open spaces, and community 

facilities.     

5.1.5 Support social well-being by providing 
facilities and services for a diverse population of all 
ages and cultures, promoting public spaces as 
places for social interaction, and encouraging public 
participation. 

5.1.6 Achieve leadership in sustainability by 
supporting new development that is energy efficient 
and environmentally responsible, and to support the 
economic health, social equity and cultural vitality of 
Lakeview. 

5.2 Community Concept 

The focus of the policies in this Area Plan is to 
strengthen and revitalize the Lakeshore corridor for 
mainstreet commercial development, to preserve 
the character of the existing residential areas while 
allowing for modest infilling, and to enhance the 
transportation system. 

This Area Plan recognizes that areas of the 
community are unique and serve a different 
purpose. The elements that make up Lakeview’s 
community concept consist of the following: 

 Green System; 

 Community Node; 

 Neighbourhoods; 

 Employment Area; and  

 Corridors. 

For the purpose of this Area Plan, Lakeview is 
considered to be composed of precincts which are 
further divided into sub-areas that are identified on 
Schedule 1:  Lakeview Local Area Plan Precincts and 
Sub-Areas.  They contain a variety of land use 
designations and may include specific urban form 
guidelines for the sub-area.   

5.2.1 Green System 

The Green System consists of an interconnected 
open space network including, parks, golf courses, 
creeks,  hydro corridors, school yards, and the Lake 
Ontario shoreline, which are all key features in the 
identity of the area and provide places for recreation 
and social interaction.     

Implications of new development on the Green 
System are an important consideration in the review 
of any development application.  The Green System 
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overlaps the Community Node, Neighbourhood, 
Employment Area and Corridor elements. 

5.2.2 Community Node 

The Community Node will be an area to 
accommodate future intensification.  The 
Community Node will be the centre of both 
residential and employment activity for Lakeview, 
combining a mix of uses including residential uses, 
cultural activities, shopping, dining, office, 
commerce, and recreation.  The location will be 
determined following the next phase of study for 
Inspiration Lakeview.  

5.2.3 Neighbourhoods 

Infill and redevelopment in Neighbourhoods will be 
facilitated and be encouraged in a manner 
consistent with existing land uses in the surrounding 
area.  Neighbourhoods are considered to be 
primarily stable residential areas that may include a 
commercial centre to serve the surrounding area.   

The North Residential Neighbourhood Precinct 
consists of two smaller neighbourhoods or sub-
areas – Applewood Acres and Sherway West.  
These areas consist predominantly of detached 
housing, with several schools serving the area.   

The Central Residential Neighbourhood Precinct 
contains large open space areas, including two golf 
courses and a woodlands area.  The three sub-areas 

that make up this precinct are Cawthra Village, 
Serson Terrace, and Orchard Heights.  Housing is 
comprised of mostly detached dwellings on deep 
lots, and a small number of semi-detached homes 
and apartment buildings.  This area also contains 
some newer subdivisions with townhouse 
condominium dwellings. 

The South Residential Neighbourhood Precinct, 
composed of the sub-areas of Lakeview West, 
North Beach Residential, Creekside and Lakeside 
Residential, contain a mix of different forms of 
housing including detached, semi-detached, 
duplexes, triplexes, quadruplexes, and townhouses.  
There are also apartment clusters in this area.   

5.2.4 Employment Area 

Lakeview’s Employment Area is situated in 
southeast Mississauga.  This area has various 
operating uses including manufacturing and 
wholesale, retail and restaurant, banquet hall, utility, 
and marina and parkland.  The future use of these 
lands will be reviewed through the next phase of 
study for Inspiration Lakeview and remains 
unchanged in this Area Plan. 

5.2.5 Corridors 

The principal document identifies Lakeshore Road 
East, Cawthra Road, and Dixie Road as corridors.  
These corridors link together the neighbourhoods 
of Lakeview.    Corridors that run through the 
Community Node should develop with mixed uses 
oriented towards the corridor.   

Lakeshore Road East is an important corridor in the 
future development of Lakeview.  This area will be 
strengthened by concentrating additional 
commercial, residential and community uses, and by 
improving transportation connections with the 
surrounding neighbourhoods. 

This Area Plan identifies Lakeshore Road East (also 
referred to as the Lakeshore Corridor), as the 
Lakeshore Corridor Precinct.  Although Lakeshore 
Corridor is a non-intensification area, the Area Plan 
has identified sites along the corridor which are 
appropriate for intensification. 

Figure 5:  Neighbourhoods are non-intensification areas with limited

growth.  New development in Neighbourhoods should fit into the existing
character, respecting the existing low density and one to two storey

building heights in Lakeview. 
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Maintaining Lakeshore Road East as a four lane 
roadway during peak travel times is a transportation 
priority.  At the same time, Lakeshore Road East is a 
constrained corridor that requires a context sensitive 
design approach.  Trade-offs will be required to 
accommodate the envisioned multi-modal function 
of the corridor.   

 

6.0 Direct Growth  

Intensification is the development of a property, site 
or area at a higher intensity than what currently 
exists.  Intensification should be consistent with the 
planned function for the area as reflected by the City 
Structure and urban hierarchy of the Plan.   

The amount of intensification will vary in accordance 
with the policies of this Area Plan.  In Lakeview, 
some growth is directed to the following areas:  
Lakeview Community Node, modest infilling in 
neighbourhoods, and the redevelopment of some 
sites along Lakeshore Road East, and other larger 
commercial sites.  The specific manner in which 
new development will be accommodated is further 
explained in subsequent sections of this Area Plan.  

6.1 Community Node Character Area 

The yet to be established Lakeview Community 
Node will offer a variety of services for daily living.   
The Community Node is intended to serve the local 
community, providing a variety of commercial, 

community and cultural infrastructure.  The 
Community Node, among other things, will: 

 be an area of intensification for housing, 
employment, culture, and recreational uses; 

 have a gross density between 100 and 200 
residents and jobs combined per hectare;  

 have a population and employment ratio of 2:1 
to 1:2; 

 provide a pedestrian-oriented environment and 
function as a mixed use centre with compact 
development to serve the adjacent 
neighbourhoods; 

 provide a variety of housing choices including 
affordable, assisted and special needs; and 

 offer a concentration of community and cultural 
uses. 

6.1.1   The City will monitor the gross density in 
the Community Node and will assess its ability to 
accommodate further growth through the 
development approval process.  

6.2 Neighbourhood Character Areas  

Neighbourhoods are stable areas, primarily 
residential in nature, and not expected to experience 
significant change.  Where corridors traverse 
through Neighbourhoods, intensification may occur 
along corridors where appropriate.  

Figure 6:  The Lakeshore Corridor has redevelopment potential.  Development that provides a continuous street frontage, enhances the streetscape
through landscaping, and promotes an active pedestrian environment will be encouraged.   
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6.2.1 Intensification will be through modest infilling, 
redevelopment along the corridors, or on 
commercial sites.   

6.2.2   Neighbourhoods are encouraged to provide a 
variety of housing forms to meet the needs of a 
range of household types. 

6.2.3 Intensification will be sensitive to the existing 
character of the residential areas and the planned 
context.  

6.3 Lakeshore Road Corridor 

The principal document identifies Lakeshore Road 
East through Lakeview as a Higher Order Transit 
Corridor.  This corridor will accommodate multi-
modal transportation facilities and a mix of 
commercial, office, residential and cultural uses.  

The Lakeshore Corridor crosses through the 
Neighbourhood and Employment Character Areas.  
It generally includes the properties that front onto 
Lakeshore Road East. 

Development in the Lakeshore Corridor Precinct 
should have regard for the character of the 
Neighbourhoods, providing appropriate transitions in 
height, built form, and density.   

6.3.1 Intensification will occur through infilling or 
redevelopment. 

6.3.2 Intensification will be sensitive to the existing 
and planned context of the corridor and adjacent 
residential uses. 

6.3.3 Intensification will address matters such as: 

a. contribution to a complete community; 

b. contribution to the mainstreet character; 

c. respecting heritage; and 

d. protecting views to the waterfront.  

 

 

7.0 Value the Environment  

Reconnection to the waterfront and environmental 
sustainability are guiding principles of this Area Plan.  
The Green System is an important element in the 
Community Concept; it is located within a variety of 
land use designations in Lakeview. 

Schedule 1A of the principal document identifies 
elements of the Green System:  

 Natural Areas System;  

 Natural Hazard Lands, and  

 Parks and Open Space. 

Schedule 3 of the principal document identifies the 
Natural System, which includes Natural Areas and 
Natural Hazards.  Schedule 4 identifies Parks and 
Open Spaces. 

In Lakeview, the Natural Areas System includes the 
Cawthra Woods, which is one of a few large 
forested areas remaining in Mississauga. It is 
identified as a Provincially Significant Wetland, a 
Regional Area of Natural and Scientific Interest 
(ANSI) and an Environmentally Significant Area 
(ESA).  The area contains a diversity of plant species 
and is known as a migratory stopover. 

 

Figure 7:  Trees provide many benefits to the community including
improving air quality, protecting our water, conserving energy, and
providing aesthetic benefits. 
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The Natural Hazards are associated with features 
such as Lake Ontario Shoreline and five 
watercourses: Etobicoke Creek, Applewood Creek, 
Serson Creek, Cawthra Creek and Cooksville Creek. 

City parks and open spaces, such as golf courses, 
are places for social interaction and recreation.  
Waterfront Parks, which serve a city and regional 
wide function, are also an important component of 
the Parks and Open Space System.  Lakeview 
contains seven waterfront parks:  Park 358 (Not yet 
named) on the Arsenal property, Lakeview Park, 
Douglas Kennedy Park, Lakefront Promenade, A.E. 
Crookes Park, R.K. McMillan Park, and Adamson 
Estate.  

Trees are invaluable and are essential to our quality 
of life.  Protecting and enhancing the urban forest 
will leave a legacy for future generations.  

Hydro corridors can provide linear connections 
through neighbourhoods.  In Lakeview, there are 
three hydro corridors.  The “Queensway Corridor” is 
generally adjacent to the Queensway East, the 
“Applewood Junction Corridor” extends diagonally, 
north of the Queen Elizabeth Way, and the 
“Lakeview/Haig Junction Corridor” extends from 
the former Lakeview Generating Station north to the 
Queen Elizabeth Way. 

7.1 Green System 

7.1.1 Mississauga will give priority to actions that 
protect, enhance, and restore the Green System in 
Lakeview.   

7.1.2 Opportunities to create an interconnected 
network of open spaces, including parks, trails, and 
bicycle facilities, with linkages to the surrounding 
areas will be encouraged.   

7.1.3 Within the waterfront parks system, the 
protection, preservation, and restoration of existing 
natural systems will be prioritized and balanced to 
direct and guide the planning of existing and future 
waterfront activities. 

7.1.4 Through the processing of development 
applications, lands may be acquired to provide for a 
continuous Waterfront Trail along the water’s edge.  

7.1.5  The development of Park 358 (Not yet 
named) on the Arsenal property and the 
management of R.K. McMillan Park will include 
naturalization techniques, where appropriate. 

7.2 Urban Forest 

7.2.1   Trees provide important environmental 
benefits and contribute to the character of the area.  
Improvements to the urban forest are encouraged. 

7.2.2 The City may require streetscape 
improvements along corridors to expand and 
enhance the urban forest canopy along the public 
right-of-ways. 

7.2.3 Improvements to the tree canopy along 
Lakeshore Road East will be a priority when 
undertaking streetscape improvements. 

7.3 Living Green 

7.3.1 Mississauga will encourage partnerships 
and stewardships in order to improve the health of 
the Green System. 

7.3.2 The City will support initiatives that promote 
environmental sustainability, integrity and 
conservation and incorporate sustainable 
development practices in accordance with the City’s 
Green Development Strategy and the Water Quality 
Control Strategy. 

 

8.0 Complete Communities  

Lakeview contains many of the attributes associated 
with complete communities, including among other 
things:  

● recreational facilities such as community 

facilities, parks, and golf courses;  
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● schools as central places in the community, for 
academic, social and community, service, and 
family support; 

● a range of housing options with a mixture of 
housing forms and densities, including rental 
housing; 

● cultural resources such as heritage buildings and 
landscapes which help retain a connection to 
the past; and 

● a significant waterfront area providing a high 
level of public accessibility. 

The policies are intended to protect and enhance the 
attributes of a complete community for Lakeview.   

Lakeview is a community with a growing aging 
population.  As seniors enter retirement, there will 
be changing residential needs, and providing 
housing choices for seniors, along with other 
additional community facilities and services such 
as community centres, libraries and medical offices, 
will help meet some of the needs for daily living.   

The future Community Node and the Lakeshore 
Corridor will provide a mix of uses and services to 
residents in the adjacent neighbourhoods.     

8.1 Housing 

8.1.1 Preservation of existing affordable housing 
will be a priority.  Where development applications 
are proposing the removal of existing affordable 

housing, the replacement of these units will be 
encouraged on site or within the community.  

8.1.2 The Community Node and Lakeshore 
Corridor are encouraged to develop using a range of 
housing choices in terms of type, tenure and price.   

8.1.3 Mississauga will encourage the provision of 
affordable housing, including rental housing and 
seniors’ housing within the Community Node and in 
the Lakeshore Corridor. 

8.2   Cultural Heritage 

Lakeview contains a number of important cultural 
heritage resources including properties identified or 
recognized on the City’s Heritage Register as being 
Designated or Listed.  The Heritage Register further 
classifies the sites as a cultural feature or a cultural 
landscape: 

 Cultural features such as the Water Tower on 
the Arsenal Lands, Bowstring Bridge over the 
Etobicoke Creek, and Lakefront Promenade 
provide scenic views and are significant features 
and landmarks; and 

 Cultural landscapes such as the Lakeview Golf 
Course, Cawthra Estate, and Adamson Estate 
are associated with the natural environment or 
are significant historical resources. 

8.2.1 Cultural heritage sites are places that have 
the opportunity to provide attractive streetscape.  

Figure 8:  Lakeview has few seniors’ facilities and housing, and as an increasing number enter retirement there will be a demand for more.  
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Streetscape improvements are encouraged to 
accentuate the site through landscaping, signage, 
lighting, benches or other means. 

8.2.2 The City will explore through a Community 
Improvement Plan, incentives to protect, preserve, 
and reuse cultural heritage sites in Lakeview. 

8.2.3 Development adjacent to heritage sites 
should integrate and enhance the character of the 
cultural heritage resource. 

8.3 Community and Cultural 

Infrastructure 

8.3.1 The Community Node and Lakeshore Corridor 
are preferred locations for community and cultural 
infrastructure. 

8.3.2 Community infrastructure is encouraged to 
have integrated uses, combining uses such as a 
library, neighbourhood gallery space, and a café.  To 
promote social interaction within the community, 
the provision of meeting rooms should be 
considered, such as a library with multi-functional 
meeting space. 

8.3.3 Mississauga will encourage partnerships and 
collaboration with the local community, arts 
organizations and creative enterprises to further 
develop the cultural aspects in Lakeview, including 
the adaptive reuse of buildings as a community or 
cultural heritage resource.  

8.4 Distinct Identity and the 

Waterfront 

Lakeview has a long and important history as a 
waterfront community; the waterfront has created a 
distinct identity for Lakeview.  Lakeview has 
opportunities to develop a strong community 
character that promotes and connects the 
neighbourhoods and corridors to the waterfront.  

8.4.1 Development within the Community Node 
and the Lakeshore Corridor will be encouraged to 
create a unique identity by providing distinctive 
architecture, high quality public art, streetscape, 
and cultural heritage resources. 

8.4.2 The distinct identity of the existing 
Neighbourhoods will be maintained by preserving 
the scale and character of the built environment. 

8.4.3  The City, in collaboration with Ontario 
Power Generation Incorporation, the Region of Peel 
and other levels of government, will pursue the 
acquisition of waterfront lands for public use, 
including a waterfront trail connection along the 
water’s edge. 

8.4.5 To create a visual identity in Lakeview, 
gateway features and signage along Lakeshore 
Road East will be promoted. 

8.4.6 Mississauga supports water dependent 
activities and related employment uses such as 

Figure 10:  Public art expresses a community’s positive sense of identity

and value.  Carvings found along the Waterfront Trail through Lakeview
enhance the sense of place and pride. 

Figure 9:  Entryways are emphasized with distinctive design and
landscaping. 
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marinas, facilities in support of recreational boating 
and sport fishing, and uses that benefit from being 
near the shoreline, parks and the Waterfront Trail.   

8.4.7  Mississauga waterfront parks are a 
significant element of the Lakeview character.  
Planning for the waterfront parks system will be 
guided by the Waterfront Parks Strategy, 2008. 

 

9.0 Multi-Modal City  

As population and employment growth is anticipated 
in the Lakeshore Corridor and within the future 
Community Node, increasing constraint will be 
placed on the transportation network. Planning for 
transit and active transportation along Lakeshore 
Road will become a priority to ensure efficient 
movement for multi-modal travel.   

The road network is shown on the Lakeview Local 
Area Plan Long Term Road and Transit Network 
(Schedule 3). Tables 8-1 to 8-4 and Schedule 8 
(Designated Right-of-Way Width) of the principal 
document identify the basic road characteristics.  
The long-term multi-modal transportation system is 
shown on Schedule 5 (Long Term Road Network), 
Schedule 6 (Long Term Transit Network), and 
Schedule 7 (Long Term Cycling Network) of the 
principal document. 

A future higher order transit corridor along 
Lakeshore Road East is identified on Schedule 3, 
extending from Hurontario Street to the City of 
Toronto border.  The preferred transit solution (e.g. 
bus or rail) has not yet been identified for this 
corridor.   

Planning for improvements to the road network and 
active transportation routes that provide connectivity 
for transit, pedestrians, cyclists and vehicles will be 
essential in linking Lakeview to the neighbouring 
communities and in achieving a city-wide finer grain 
network.   

The City’s Cycling Master Plan is a guide to promote 
active transportation and identifies existing and 
planned trails in Lakeview, including municipal 

connections such as the trail along the Etobicoke 
Creek.   

Opportunities for passive recreational uses along 
hydro corridors, such as multi-use trails, are 
encouraged through Lakeview.   

The City is proposing to undertake a Lakeshore 
Road Transportation Master Plan (“Transportation 
Master Plan”) which will include Lakeshore Road 
(between the east and west City limit) and an 
examination of the transportation issues specific to 
the Lakeview area.  As part of the future study, the 
City will review the higher order transit need in the 
Lakeview area and opportunities to improve the 
transportation system for all modes. 

9.1  Corridor Protection 

Appendix 2 contains the executive summary from 
the Lakeshore Road Transportation Review Study. 
That study provided a comprehensive and technical 
transportation review regarding how Lakeshore 
Road East can accommodate alternative modes of 
transportation.  

9.1.1 Lakeshore Road East will be planned to 
accommodate, to the extent possible, all modes of 
transportation, including pedestrian facilities, cycling 
facilities, and higher order transit facilities. 

9.1.2 The City may acquire lands for a public 
transit right-of-way along Lakeshore Road East 
where the creation of a public transit right-of-way 
separate from, adjacent to, or in addition to, a road 
right-of-way is deemed appropriate. 

9.1.3 The City will, through the review of 
development applications, eliminate and/or 
consolidate vehicular turning movements to and 
from Lakeshore Road East and direct traffic towards 
signalized intersections, where appropriate.  Vehicle 
access to redevelopment opportunities should be 
considered from existing north-south side streets or 
existing or proposed laneways parallel to Lakeshore 
Road East.  

9.1.4 The Transportation Master Plan for 
Lakeshore Road may address improving current 
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mobility for all modes of transportation, the 
implications of future growth on the network and 
consider placemaking initiatives that would promote 
the animation of the corridor.  The Transportation 
Master Plan may assess improvements to the 
Lakeview road network and higher order transit 
needs in the Lakeview area. 

9.2 Road Network 

9.2.1 During the review of development 
applications, consideration will be given to the 
manner in which development proposals provide 
additional public roads in order to continue the 
existing fine-grained street network. 

9.2.2   During the review of development 
applications, streets will be designed to provide 
connectivity through neighbourhoods. 

9.2.3 Improvements to the road network and active 
transportation routes that provide connectivity and a 
fine grain network through Lakeview may be 
identified through a future Transportation Master 
Plan for the Lakeshore Road Corridor or through the 
development applications process.  Improved 
connections will provide pedestrian, cyclists and 
vehicles a greater variety of routes and accessibility 
within the area.  Potential opportunities for network  

 

 

improvements include but are not limited to the 
following:   

a. Byngmount Avenue, east to Rangeview Road; 

b. Casson Avenue, east to St. Mary’s Avenue; 

c. Ebony Avenue, east to First Street; 

d. Ella Avenue, east to St. James Avenue;  

e. First Street, east to Ella Avenue; 

f. Fourth Street, east to Haig Boulevard; 

g. Harcourt Crescent, south to Duchess Drive; 

h. Pelham Avenue, west to Alexandra Avenue, and 
east to Haig Boulevard; 

i. Seventh Street, east to Halliday Avenue; and  

j. Third Street, east to Casson Avenue. 

9.2.4  When reviewing the appropriateness of 
potential road connections, the City will consider the 
volume and type of traffic that will be 
accommodated on the road. 

9.2.5  Mississauga will work with the Province and 
the Region to coordinate and make improvements 
to the Dixie Road and Queen Elizabeth Way 
interchange for the realignment of Dixie Road. 

9.2.6 Development applications will be accompanied 
by transportation and traffic studies.  Studies will 
address, among other things, strategies for limiting 
impacts on the transportation network, where 
appropriate, including measures such as: 

 reduced  parking standards; 

 transportation demand management; 

 transit-oriented design of the development; 

 pedestrian/cycling connections; and 

 access management plan. 

 

 

Figure 11:  Lakeshore Road Corridor has opportunities to accommodate

multi-modes of transportation including pedestrian, cycling, and

higher order transit facilities. 
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9.3 Transit Network 

9.3.1 Providing public transit connections along key 
north-south corridors (e.g., Cawthra Road, Ogden 
Avenue and Dixie Road) to Lakeshore Road East will 
be a transit priority and will help shape and support 
the future development of Lakeshore Corridor and 
the Community Node. 

9.4 Parking and Transportation 

Demand Management 

9.4.1 For development in the Lakeshore Corridor, 
parking is encouraged to locate below grade, or at 
the rear of the site.   

9.4.2 Development with surface parking should 
be screened from adjacent streets and properties by 
using landscaping materials such as hedges, shrubs, 
trees, and other structural materials. 

9.4.3  The City will identify appropriate locations 
for on-street parking in the Lakeshore Corridor and 
develop an implementation strategy for parking.  

9.4.4 Where on-street parking and lay-by parking 
can be accommodated, it is to be incorporated into 
the streetscape design. 

9.4.5  Reduced parking requirements and 
maximum parking standards may be considered 
within: 

a) the Community Node; and 

b) the Lakeshore Corridor. 

9.4.6 Public parking lots in the Lakeshore Corridor 
will be maintained and supplemented where 
appropriate.   

9.4.7 The City will encourage Transportation 
Demand Management measures, where 
appropriate, in the Lakeshore Corridor and as a part 
of any significant redevelopment projects outside of 
the corridor. 

 

 

10.0 Desirable Urban Form  

This section reflects the planned function and local 
context and provides the framework for shaping the 
Lakeview community, with an emphasis on urban 
form.  The urban form policies are organized as 
follows: 

a) Neighbourhoods; 

b) Employment; 

c) Lakeshore Corridor; 

d) Community Node; and 

e) Built Form. 

Development will be guided by the Lakeview Built 
Form Standards contained in Appendix 1.   

Development will be in accordance with the 
minimum and maximum height limits as shown on 
Schedule 2.    The appropriate height within this 
range will be determined by the other policies of this 
Area Plan. 

 

10.1 Neighbourhoods 

Neighbourhoods are stable residential areas where 
the existing character is to be preserved and 
enhanced.  Development may occur through 
modest infilling or redevelopment of existing 
commercial plazas and vacant sites. 

Neighbourhood policies are intended to reflect a 
number of objectives, including among other things: 

 to ensure development is sensitive to the 
existing low rise context and reinforce the 
planned character of the area; 

 to ensure Lakeshore Road East will provide 
appropriate development and public realm that 
reinforces its planned role as a connected 
community and fosters an active pedestrian and 
cycling environment; and 
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 to appropriately balance the constraints 
associated with both the Canadian National 
Railway line and adjacent residential uses. 

10.1.1 New development is encouraged to reflect 1 
to 2 storey residential building heights and should 
not exceed 3 storeys. 

10.1.2 North Residential Neighbourhood 

Precinct (Applewood Acres, Sherway West) 

The North Residential Neighbourhood Precinct is 
bordered by Cawthra Road to the west and the 
Etobicoke Creek to the east, Queensway East to the 
north and the Queen Elizabeth Way to the south.  
This residential area will be maintained while 
allowing for infill which enhances and is compatible 
with the character of the area. 

10.1.2.1 The existing commercial site at North 
Service Road and Stanfield Road is a site where 
intensification could be accommodated to a 
maximum height of 4 storeys.  Future 
redevelopment of the properties will address issues, 
including but not limited to: 

a. retention of commercial space; and 

b. appropriate transition to adjacent residential 
uses. 

10.1.3  Central Residential Neighbourhood 

Precinct (Cawthra Village, Orchard Heights, 

Serson Terrace)  

The Central Residential Neighbourhood Precinct is 
bordered by Cawthra Road to the west and 
Etobicoke Creek to the east, the Queen Elizabeth 
Way to the north and the Canadian National Railway 
line to the south.  Originally, these homes were 
summer houses for families from the Toronto 
Township.  Also predominant in the area are homes 
built on small lots that were constructed during the 
Second World War time period (these homes are 
also known as “war time housing”).   

10.1.3.1 The existing commercial site at South 
Service Road and Dixie Road represents a site for 
potential intensification, to a maximum height of 4 

storeys.  Future redevelopment of the property will 
address issues including but not limited to: 

a. the addition of public roads to connect and 
improve the neighbourhood’s fine grain road 
pattern; 

b. retention of commercial space; and 

c. appropriate transition to adjacent residential 
uses. 

10.1.4 South Residential Neighbourhood 

Precinct (Creekside, Lakeside Residential, 

Lakeview West, North Beach Residential) 

The South Residential Neighbourhood Precinct is 
bordered by Seneca Avenue to the west and 
Etobicoke Creek to the east, the Canadian National 
Railway line to the north and Lake Ontario to the 
south.  Many of the homes constructed dating to 
World War II exists today.   

10.1.4.1 Lakeview West has potential for 
intensification, particularly on the lands east and 
west of Cooksville Creek.  Development should, 
among other matters, address the following: 

a. ensure transition to Lakeshore Road East, 
adjacent stable residential neighbourhoods, and 
Cooksville Creek;   

b. ensure visual connection to Cooksville Creek; 
and  

c. ensure larger sites are sub-divided with public 
roads and walkways. 

10.1.4.2 Development along the Canadian National 
Railway line for lands designated Business 
Employment, or for an industrial use, will:  

a. be encouraged to improve the transition of 
height and use to adjacent residential areas; 

b. have a maximum height generally equivalent to 
a 2-storey residential building; 

c. ensure lighting, noise levels, loading and 
garbage areas do not negatively impact adjacent 
residential areas; 
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d. provide appropriate landscaped buffers to 
adjacent residential areas; and 

e. provide a streetscape that is compatible with 
adjacent neighbourhoods. 

10.2 Employment  

The Employment Precinct is divided into three sub-
areas as identified on Schedule 1.  It contains the 
areas of Arsenal Woodlands, Ontario Power 
Generation Lands (OPG Lands), and Lakefront 
Business Park. 

10.2.1 Arsenal Woodlands Precinct 

In accordance with the Waterfront Parks Strategy, 
Park 358 (Not yet named) but historically known as 
the Arsenal property, is identified as a Gateway 
Park.  A park master plan will be required to 
determine the programming and design of the park.  
Also, in partnership with the City, the Toronto and 
Region Conservation Authority, and local community 
groups, a plan has been initiated for the re-adaptive 
use of the Small Arms Inspection Building for 
varying cultural, educational, retail, and office 
purposes.  The reuse of the building will provide an 
important resource for the Lakeview community.   

 

 

 

10.2.1.1 The Arsenal Lands should provide for 
placemaking opportunities, such as the 
development of a square or open space that 
integrates with the surrounding environment and 
provides interaction for pedestrians.  

10.2.1.2 Development of community and cultural 
uses will be encouraged and public art will be 
incorporated as appropriate. 

10.2.2 Ontario Power Generation (OPG) Lands 

Precinct and Lakefront Business Park Precinct 

The OPG Lands were formerly used for a coal-fired 
electricity generating station.  This area represents a 
significant parcel of land along the Lake Ontario 
shoreline, with the opportunity to create a vibrant 
mixed use destination, enhancing the existing 
community and improving access to the waterfront.   

The Lakefront Business Park sub-area includes a 
regional wastewater treatment facility and an 
employment area on the south side of Lakeshore 
Road East, overlapping with the Lakeshore Corridor 
Precinct.  The employment lands and the OPG 
Lands are under review through the next phase of 
study for Inspiration Lakeview. 

Phase one of the Inspiration Lakeview study 
(Inspiration Lakeview Vision), initiated by the City, 
outlines the desired vision for the OPG Lands and 
the employment area, as guided by the community.  

Figure 12:  The Small Arms Inspection Building has historical significance, defining Canada’s military history during the Second World War and the history

of women.   
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The next step in this process is a comprehensive 
master plan to further develop the vision.  The 
precinct policies and special site policies provide 
additional direction regarding issues that need to be 
addressed. 

10.2.2.1 The next phase of study for Inspiration 
Lakeview should have regard for the following: 

a. form and scale of development will be 
appropriate to the waterfront location; 

b. provide opportunities for new view corridors;  

c. creation of public roads, parks, walkways, and 
paths within the site and to enhance 
connectivity to the neighbourhoods to the north 
and to the west, and along the waterfront;  

d. provision of public open space along the 
shoreline, and a continuous Waterfront Trail to 
maximize public access to and along the Lake 
Ontario waterfront; and 

e. for the lands along Lakeshore Road East, the 
Lakeshore Corridor Precinct policies in this Area 
Plan will also apply. 

10.3 Lakeshore Corridor 

The Lakeshore Corridor Precinct is intended to be 
the primary area for street-related commercial 
development, with a mixture of uses and 
pedestrian-oriented built form.  The extent of the 
Lakeshore Corridor is from Seneca Avenue to the 
east end of the municipal boundary at Etobicoke 
Creek.  Given the length of this corridor, it is 
divided into sections:  the Core and Outer Core (see 
Schedule 1).   The Core is from Seneca Avenue to 
Hydro Road and is envisioned to have a 
concentration of street-related commercial uses.  
The Outer Core, from Hydro Road to Etobicoke 
Creek, is to be a pedestrian-friendly area.  Similar to 
the Core, it allows for mixed-use development, 
however, commercial uses are not required.  

 

 

In order to achieve the intended function of the 
Lakeshore Corridor Precinct, redevelopment will 
address among other matters, the following: 

 creating a pedestrian-oriented environment; 

 ensuring built form compatibility and 
transition in heights to adjacent 
neighbourhoods; 

 minimizing access points along Lakeshore 
Road East; 

 preserving light and sky views; and 

 creating an attractive public realm. 

10.3.1 Development should preserve and enhance 
the views and vistas to the natural environment. 

10.3.2 The City will seek opportunities for views to 
Lake Ontario through development applications for 
new north-south roads and road extensions, 
including among others, Ogden Avenue and Hydro 
Road.  

10.3.3 Development will be encouraged to locate 
parking to the rear of buildings or underground. 

10.3.4 Development along Lakeshore Road East is 
encouraged to be 2 to 4-storeys in height; however, 
some sites will be permitted building heights greater 
than 4 storeys as shown on Schedule 2. 

10.3.5 Appropriate transition to adjacent low density 
residential will be required. 

10.3.6 To promote a pedestrian-friendly mainstreet 
environment, street related commercial uses will 
front onto and be located along Lakeshore Road 
East.  New development should address the 
following, among other items: 

a. maintaining an appropriate average lot depth for 
mainstreet commercial; 

b. buildings should be closely spaced with minimal 
breaks to ensure a continuous building or street 
frontage; 
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c. buildings should incorporate active uses at 
grade, in order to animate the public realm and 
pedestrian environment; and 

d. building entrances should be located along and 
face Lakeshore Road East, and should be clearly 
identifiable with direct access from the 
sidewalk. 

10.3.7 Development will provide an appropriate 
streetscape treatment of the public realm that 
supports pedestrian activity and provides an 
attractive character to the street.  This may include, 
among other things: 

a. landscaping and planting; 

b. street furnishings; 

c. public art features; 

d. quality building materials; and  

e. building design elements and features including 
articulated rooflines such as parapets and 
towers. 

10.3.8 Development will be encouraged to provide 
placemaking opportunities, such as public squares, 
plazas, and open spaces, including among other 
locations, at Cooksville Creek, Cawthra Road, East 
Avenue, Alexandra Avenue, Ogden Avenue, Hydro 
Road, Dixie Road, and Etobicoke Creek.  

10.3.9 The assembly of adjacent low density 
residential land to enlarge properties fronting 
Lakeshore Road East is discouraged.  Should 
assembly occur, however, the primary purpose of 
these lands will be an enhanced landscape buffer to 
the adjacent residential uses and for amenity space 
and/or parking if required through the development. 

10.3.10 The Intensification Areas policies of the Plan 
will apply to development within the Core area. 

 

 

10.3.11 Single use residential buildings are 
permitted in the Outer Core area, subject to the 
following: 

a. buildings are set back from the street; 

b. provision of a well-landscaped front yard; 

c. an appropriate streetscape; and 

d. parking at the rear of the property or 
underground.  

10.4 Community Node  

As part of the Urban System, the principal document 
includes a Community Node for the Lakeview area 
in southeast Mississauga. 

The Community Node boundaries and specific urban 
form policies will be determined through the next 
phase of study for Inspiration Lakeview.  

Development within the Community Node is 
intended to contain a mix of uses, densities, and 
high urban design standards, and have regard for the 
following objectives, among other things: 

a. building heights will reflect an appropriate 
transition to the stable low density 
neighbourhoods, the Lakeshore Corridor, and 
Lake Ontario shoreline; 

b. provision of public access and protection of 
views to Lake Ontario; 

c. providing a variety of heights; 

d. overall development of the Community Node 
will be at a scale that reflects its role in the 
urban hierarchy; 

e. provision of public art that enhances the built 
environment and enriches the culture and 
history of the community;  and 

f. the development of symbolic gateways or 
landmarks to define entrance to and arrival at 
the Community Node will be encouraged. 
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10.5 Built Form Types 

10.5.1 For the development of detached, semi-
detached, duplex and triplex dwellings, the following 
will be addressed, among other things: 

a. new housing within Lakeview should maintain 
the existing character of the area; and 

b. new development will fit the scale of the 
surrounding area and take advantage of the 
features of a particular site, such as topography, 
contours, and mature vegetation. 

10.5.2 Criteria for the development of street 
townhouses or freehold townhouses will include, 
among other things: 

a. they fit into the existing lotting pattern of the 
community; 

b. they provide an appropriate transition from low 
built form to higher built forms; and 

c. they are located on, or in proximity to transit 
routes. 

10.5.3 For the development of standard and 
common element condominium townhouse 
dwellings, the following will be addressed, among 
other items: 

a. they can fit into the existing lotting pattern of 
the community; 

b. they provide an appropriate transition from low 
built form to higher built forms; 

c. they have an appropriate minimum lot depth to 
accommodate elements such as landscaping 
and parking; and 

d. they are located on, or in proximity to transit 
routes. 

10.5.4 Horizontal multiple dwellings, such as 
stacked townhouses, may be developed, subject to, 
among other things: 

a. a minimum lot depth to ensure internal 
circulation; 

b. area to accommodate appropriate parking, 
amenity space, landscaping;  

c. utilities can be accommodated internal to the 
site; and 

d. they are located on, or in proximity to transit 
routes. 

10.5.5  Criteria for apartment development will 
include, among other things: 

a. a minimum separation distance to ensure light 
and permeability; 

b. a maximum floor plate to ensure minimal impact 
on low density residential areas; and 

c. transition to adjacent lower built forms. 

10.5.6  Criteria for commercial development will 
include, among other things: 

a. the maximum height of buildings will be 4 
storeys; 

b. transition to existing stable residential areas;  

c. ensure the continuation of a mixed use 
community; 

d. on sites with multiple commercial buildings, 
development will provide dedicated pedestrian 
walkways to building entrances, and to public 
roads and transit routes, where appropriate; and 

e. a coordinated character will be required on sites 
with multiple commercial buildings, including 
the use of similar building materials, colours and 
architectural elements. 
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10.5.7 The redevelopment of existing industrial 
sites for industrial uses will address, among other 
things: 

a. a minimum  setback to residential areas 
ensuring an appropriate buffer area can be 
accommodated to screen the use;   

b. a minimum landscape area will be required in 
front of any employment use; and 

c. existing industrial uses along the railway tracks 
are encouraged to improve their transition to the 
adjacent residential areas.  The maximum 
permitted height will be the equivalent to a 2 
storey residential building.  New development 
will include appropriate buffers and ensure 
lighting, noise levels, loading and garbage areas 
do not negatively impact adjacent residential 
uses. 

10.5.8 High quality building materials will be 
required in new developments.  The first 4 storeys 
will be of durable material such as brick or stone.  
Concrete blocks or painted concrete blocks are not 
permitted to be exposed. 

 

11.0 Strong Economy  

Employment uses are an important component of 
Lakeview as they contribute to a mix of uses while 
providing an opportunity for people to live and work 
in the community.    

Employment in Lakeview is generally located along 
Lakeshore Road East, the railway corridor and on 
commercial and community infrastructure sites.  
Lakeview also has an important and unique 
employment function with utility operations, such as 
the water treatment facility and the wastewater 
treatment facility, that serve a regional population. 

The future Community Node will be an area for 
population and employment growth, ensuring an 
appropriate balance while creating a vibrant 
community focus. 

Lakeview’s Employment Area is located on the 
south side of Lakeshore Road East, between East 
Avenue and Applewood Creek.  Through the next 
phase of study for Inspiration Lakeview, the City will 
be initiating a Phase Two municipal comprehensive 
review to determine the appropriate land uses in 
this area.  Following this review, revised policies will 
be incorporated into this Area Plan. 

Figure 13:  Lakeview has a wide range of built environments, which are reflected in the Area Plan policies. 
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11.1 Lands designated Business Employment 
will provide for the continued operation of 
employment uses.  Development on adjacent sites 
will be compatible to employment uses. 

11.2 Opportunities for water recreational uses or 
waterfront retail commercial activities should be 
considered in the development of the waterfront. 

 

12.0     Land Use Designations 

This section provides additional policy direction on 
the permitted land uses within this Area Plan.  
Schedule 4: Lakeview Local Area Plan Land Use 
Designations identifies the uses permitted and is to 
be read in conjunction with the other schedules and 
policies in the Plan. 

12.1 General 

12.1.1  Residential buildings legally constructed 
prior to the approval date of this Area Plan are 
permitted. 

 

 

 

 

 

 

12.2 Residential Medium Density 

12.2.1 Notwithstanding the Residential Medium 
Density policies of the Plan, the following additional 
use may be permitted: 

a. low-rise apartment dwellings. 

12.3 Mixed Use 

12.3.1 Notwithstanding the Mixed Use policies of 
the Plan, the following policies applies to the 
Lakeshore Corridor Precinct – Core area: 

a. motor vehicle rental is not permitted; and 

b. commercial will be required at grade. 

12.3.2 Notwithstanding the Mixed Use policies of 
the Plan, the following policy will apply in the 
Lakeshore Corridor Precinct – Outer Core area: 

a. residential uses may be permitted on the 
ground floor. 

12.4 Business Employment 

12.4.1 Notwithstanding the Business Employment 
policies of the Plan, the following uses will not be 
permitted: 

a. adult entertainment establishments; 

b. animal boarding establishments which may 
include outdoor facilities; 

c. body rub establishments; 

Figure 14:  Providing a range of employment opportunities will help attract new businesses that contribute to a healthy employment base. 
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d. cardlock fueling dispensing facility; 

e. motor vehicle body repair facilities; 

f. motor vehicle commercial uses; 

g. motor vehicle rental; 

h. transportation facilities; 

i. trucking terminals; and  

j. waste processing stations or waste transfer 

stations and composting facilities. 

12.4.2 Notwithstanding the Business Employment 
policies of the Plan, the following policies will apply:   

a. permitted uses will operate entirely within 
enclosed buildings. 
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13.0 Special Site and 

Exempt Site Policies 

13.1 Special Sites 

There are sites within Lakeview, as shown in Map 2, 
that merit special attention and are subject to the 
following policies.  

                                                                                                              

Map 2:  Location of Special Sites and Exempt Sites within the Lakeview Local Area.  
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13.1.1 Special Site 1  

 
 

The lands identified as Special Site 1 are east of 
Cawthra Road and south of the South Service Road. 

The lands are known as the Cawthra Woods and 
comprise both heritage and natural areas. The 
Cawthra Estate is located within the Cawthra 
Woods and includes the Cawthra-Elliot Estate 
House and formal gardens on the north and south 
sides of the estate house, the walled garden, and 
sugar maple forest, all of which form a cultural 
heritage landscape which is designated under the 
Ontario Heritage Act. The site contains a Provincially 
Significant Wetland, an Environmentally 

Significant Area (ESA) as identified by Credit Valley 
Conservation, and a Regionally Significant Area of 
Natural and Scientific Interest (ANSI). 

13.1.1.1 Notwithstanding the Public Open Space 
designation, the following additional uses may be 
permitted in the Cawthra-Elliot Estate House: 

a. community or cultural infrastructure, including 
an academy for the performing arts; 

b. secondary offices; 

c. a conference centre; 

d. art gallery or studio; and 

e. commercial school that may include a business 
school, driving school, dance school, music 
school, arts school, crafts school or a martial 
arts school, but shall not include a trade school 
or a private school. 

13.1.1.2 Development of the Cawthra-Elliot Estate 
House will address the following: 

a. the Environmental Policies of this Plan; 

b. retention of the existing forest in a natural 
condition in accordance with an approved 
Cawthra Woods Management and 
Implementation Plan; 

c. an approved Parks Master Plan; 

d. preservation and rehabilitation of the 
Cawthra-Elliot cultural heritage landscape, 
including the existing house, outbuildings and 
formal gardens. Any minor development or 
minor site alterations will be limited in size and 
to a design compatible with the historically 
designated structure, will be designed and 
located in a manner that minimizes removal of 
forest cover and will be subject to completion 
and circulation of an Environmental Impact 
Study (EIS) and site plans to the Region of Peel 
and Credit Valley Conservation; and 

e. a heritage permit, including a Heritage Impact 

Assessment, will be required for any 
alterations. 
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13.1.2 Special Site 2 

 
The lands identified as Special Site 2 known as the 
Adamson Estate and Derry Property, are located 
along the shore of Lake Ontario, east of Cumberland 
Drive and south of Enola Avenue. 

13.1.2.1 Notwithstanding the provisions of the 
Public Open Space and Greenbelt designations and 
the Natural Area classification of this Plan, the 
following additional uses may be permitted:   

a. secondary offices; 

b. a conference centre; and 

c. community or cultural infrastructure, including  
an academy for the performing arts. 

13.1.2.2 Development of this site will address, 
among other things, the following: 

a. restoration and preservation of the historically 
designated main house, gatehouse, barn, Derry 
House, and pet cemetery; 

b. maintenance of public access along the 
waterfront as well as the grounds of the estate; 

c. enhancement of recreation opportunities 
throughout the balance of Lakefront Promenade 
Park; 

d. recognition and respect of the existing character 
of the surrounding residential land uses;  

e. servicing requirements of the Region of Peel 
with respect to the sanitary sewer outlet and 
the use of backflow preventers in the buildings 
to prevent basement flooding; and 

f. a heritage permit, including a Heritage Impact 

Assessment,, will be required for any 
alterations. 
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13.1.3 Special Site 3 

 

The lands identified as Special Site 3 are located in 
the southeast quadrant of Atwater Road and 
Cawthra Road.    

13.1.3.1 Notwithstanding the provisions of the 
Residential High Density designation applying to 
Area A, all types of multiple family dwellings 
including townhouses, street townhouses, other 
forms of horizontal multiple dwellings, apartments, 
or any combination of these uses with individual 
frontages or in cluster arrangements may be 
permitted. 

13.1.3.2 Notwithstanding the provisions of the 
Residential Medium Density designation applying to 
Area B, street townhouses may be permitted. 

13.1.4 Special Site 4 

 

The lands identified as Special Site 4 are located 
west of Revus Avenue, south of the Canadian 
National Railway tracks. 

13.1.4.1 Notwithstanding the provisions of the 
Business Employment designation, the following 
uses will not be permitted: 

a. banquet hall; 

b. broadcasting, communication, and utility rights-
of-way; 

c. conference centre; 

d. entertainment, recreation and sports facilities; 

e. financial institution; 

f. outdoor storage; 

g. overnight accommodation; and 

h. restaurants. 
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13.1.5 Special Site 5 

 
The lands identified as Special Site 5 are located 
along Casson Avenue, west of the utility corridor. 

13.1.5.1 Notwithstanding the provisions of the 
Business Employment designation, the following 
uses will not be permitted: 

a. banquet hall; 

b. broadcasting, communication, and utility rights-
of-way; 

c. conference centre; 

d. entertainment, recreation and sports facilities; 

e. financial institution; 

f. outdoor storage; 

g. overnight accommodation; and 

h. restaurants. 

 

 

13.1.6 Special Site 6 

 
The lands identified as Special Site 6 are located 
east of East Avenue and south of Lakeshore Road 
East.  The lands are currently designated Business 
Employment, Utility and Greenbelt and are under 
review through the next phase of study for 
Inspiration Lakeview. 

13.1.6.1 Notwithstanding the provisions of the 
Utility designation, the following additional use may 
be permitted: 

a. an electric power generating facility. 

13.1.6.2 Through the next phase of study for 
Inspiration Lakeview, a Phase Two municipal 
comprehensive review will be prepared to address 
the potential conversion of the lands designated 
Business Employment.  In addition to this 
component of the review, the comprehensive 
master plan will address land use, built form and 
transportation to the City’s satisfaction.  The master 
plan will also: 

a. evaluate existing site conditions; 

b. have regard for other City plans, policies, 
studies and reports such as the Lakeview and 
Port Credit District Policies Review and Public 
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Engagement Process – Directions Report, 
Employment Land Review Study, Waterfront 
Parks Strategy, and Lakeshore Road 
Transportation Review Study; 

c. examine opportunities for new view corridors 
extending from Lakeshore Road East to Lake 
Ontario; 

d. include the provision of significant public 
parklands along the waterfront including the 
extension of the Waterfront Trail; 

e. provision of cultural infrastructure and public art;  

f. examine opportunities to continue Lakeshore 
Road East as a mixed use mainstreet; 

g. consideration for the development of a 
Community Node, providing an appropriate 
population to employment ratio as described in 
this Area Plan; 

h. provision of a range of housing types and 
affordable housing; 

i. develop a road network that appropriately 
integrates with the surrounding 
neighbourhoods; and 

j. provide protection, enhancement and 
restoration of the natural environment. 

13.1.6.3 Development of this site will consider the 
following eight core principles outlined in the 
Inspiration Lakeview - Vision: 

a. link  the City and the water; 

b. open the site with a wealth of accessible public 
spaces; 

c. create a green, sustainable, innovative, and 
model community; 

d. create a vibrant community; 

e. connect in multiple ways through transit, 
walking, cycling, and the car; 

f. create a destination to draw local, regional, and 
international visitors; 

g. commemorate history while creating a legacy; 
and 

h. balance public and private investment to be 
economically viable and sustainable. 
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13.1.7 Special Site 7 

 

The lands identified as Special Site 7 are located 
north of Lakeshore Road East between Shaw Drive 
and Enola Avenue. 

The property located at 411 Lakeshore Road East is 
listed on the City’s Heritage Register. 

13.1.7.1 Notwithstanding the provisions of the 
Mixed Use designation, the following additional 
policy will apply: 

a. a motor vehicle repair garage may be permitted. 

13.1.8 Special Site 8 

 

The lands identified as Special Site 8 are located at 
the northwest corner of Lakeshore Road East and 
Dixie Road. 

13.1.8.1 Notwithstanding the provisions of the 
Mixed Use designation, the following additional 
policies will apply: 

a. townhouse dwellings may be permitted on St. 
James Avenue to provide appropriate transition 
to the existing surrounding residential. 
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13.1.9 Special Site 9 

 

The lands identified as Special Site 9 are located 
east of Applewood Creek and south of Lakeshore 
Road East. 

The Small Arms Inspection Building located at 1352 
Lakeshore Road East is designated under the 
Ontario Heritage Act.  

13.1.9.1 A heritage permit, including a Heritage 

Impact Assessment, will be required for any 
alterations. 

13.1.9.2 Notwithstanding the provisions of the 
Public Open Space designation, the following 
additional uses may be permitted at 1352 Lakeshore 
Road East, subject to a master plan and the review 
of the remediation plan: 

a. commercial schools;  

b. community facilities, including art studios and 
art galleries;   

c. a conference centre; 

d. restaurants; and 

e. secondary offices. 

 

13.1.10 Special Site 10  

 

The lands identified as Special Site 10 are located at 
the northwest corner of Kendall Road and Dixie 
Road. 

13.1.10.1 Notwithstanding the provisions of the 
Residential Low Density I designation, an office for a 
maximum of four medical practitioners may be 
permitted. 
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13.1.11 Special Site 11  

 

The lands identified as Special Site 11 are located at 
the northwest corner of Lakeshore Road East and 
Greaves Avenue. 

13.1.11.1 Notwithstanding the provisions of the 
Mixed Use designation, the following additional 
policy will apply: 

a. the existing townhouses may be permitted. 
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13.2  Exempt Sites 

Exempt Sites reflect unique circumstances that are 
not representative of the vision, direction and 
planning policies of the Plan, but nonetheless are 
recognized because they contain established land 
uses.  The Exempt Sites in Lakeview, as shown in 
Map 2 are subject to the following policies. 

 

13.2.1 Exempt Site 1 

 
 

The lands identified as Exempt Site 1 are located at 
the southeast corner of Lakeshore Road East and 
Enola Avenue. 

13.2.1.1 Notwithstanding the provisions of the 
Mixed Use designation, the following additional 
policy will apply: 

a. the existing motor vehicle service station may 
be permitted. 

13.2.2 Exempt Site 2 

 

 

The lands identified as Exempt Site 2 are located 
south of Lakeshore Road East and west of 
Beechwood Avenue. 

13.2.2.1 Notwithstanding the provisions of the 
Mixed Use designation, the following additional 
policy will apply: 

a. a motor vehicle repair garage may be permitted. 
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13.2.3 Exempt Site 3 

 

The lands identified as Exempt Site 3 are located 
north of Lakeshore Road East and east of Cawthra 
Road. 

13.2.3.1 Notwithstanding the provisions of Mixed 
Use designation, the following additional policy will 
apply: 

a. the existing motor vehicle repair garage may be 
permitted. 

 

 

 

 

 

 

 

13.2.4 Exempt Site 4 

 
The lands identified as Exempt Site 4 are located at 
the southeast corner of Lakeshore Road East and 
Aviation Road. 

13.2.4.1 Notwithstanding the provisions of the 
Mixed Use designation, the following additional 
policy will apply: 

a. the existing motor vehicle commercial use 
may be permitted.
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13.2.5 Exempt Site 5 

 

 

The lands identified as Exempt Site 5 include six 
sites located north of Lakeshore Road East between 
Greaves Avenue and Ogden Avenue. 

13.2.5.1 Notwithstanding the provisions of the 
Mixed Use designation, the following additional 
policies will apply:  

a. the existing motor vehicle repair garage may be 
permitted; and 

b. the existing motor vehicle sales and rental uses 
identified in Area A may be permitted 

 

13.2.6 Exempt Site 6 

 

The lands identified as Exempt Site 6 are located 
north of Lakeshore Road East between Cooksville 
Creek and West Avenue.   

13.2.6.1 Notwithstanding the provisions of the 
Residential Medium Density designation, the 
following additional policy will apply: 

a. the existing detached, semi-detached, and 
duplex dwellings may be permitted. 

 

 

 

 

 

 

 

 



Mississauga Official Plan – Local Area Plan DRAFT – January 2014    Lakeview -36 
 

13.2.7 Exempt Site 7 

 
The lands identified as Exempt Site 7 are located 
south of the Canadian National Railway line between 
Cawthra Road and Dixie Road. 

13.2.7.1 Notwithstanding the provisions of the 
Residential Low Density II designation, the following 
additional policies will apply: 

a. the existing manufacturing uses may be 
permitted;  

b. the existing motor vehicle body repair facility 
may be permitted; and 

c. the existing warehousing, distributing and 
wholesaling uses may be permitted; and 

d. the existing retail store may be permitted. 

13.2.9.2 Permitted uses will operate within enclosed 
buildings. 
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13.2.8 Exempt Site 8 

 

The lands identified as Exempt Site 8 are located on 
the west side of Stanfield Road, south of 
Queensway East. 

13.2.8.1 Notwithstanding the provisions of the 
Residential Low Density I designation, the following 
additional policies will apply: 

a. the existing hair care and aesthetics services 
may be permitted; 

b. the existing secondary office uses, excluding 
medical offices, may be permitted; 

 

 

 

 

 

 

 

 

14.0   Implementation 

14.1 Mississauga will monitor development in 
Lakeview, including population density and the 
population to employment ratio. 

14.2 Mississauga, in conjunction with public 
consultation, may develop a list of facilities/matters 
that could be exchanged for granting bonuses in 
height and/or density.   

14.3 Mississauga, in conjunction with public 
consultation, may prepare a Community 
Improvement Plan, including a plan to promote 
Lakeview’s mainstreet with streetscape 
improvements and symbolic gateways, and 
incentives to promote and enhance cultural heritage 
sites in Lakeview. 

14.4 Prior to development, master plans for the 
Ontario Power Generation site and the adjacent 
Business Employment area will be prepared to the 
City’s satisfaction. 
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Figure A1 - Images of built form typologies in  Lakeview  

1.1 How to Read the Built Form 

Standards 
 

The Lakeview Built Form Standards (The Standards) are to 

be read in conjunction with the policies in  Mississauga 

Official Plan (The Plan) and the Lakeview Local Area Plan 

(Area Plan).  The Standards are to be used during the design 

and review of development applications.  

 

This Standards demonstrate how the urban form policies in 

the Area Plan can be achieved.  The Standards are not 

considered a part of the Area Plan; however, selected 

content from the Standards has been incorporated into the 

Area Plan and represents policy.  Applicants must also refer 

to the Zoning By-law, and the Ontario Building Code to 

ensure that the applicable requirements in these 

documents have been met.  In addition, there may be other 

City initiatives and directions (e.g. Design Guidelines, Green 

Development Strategy) which need to be consulted. 

 

 

1.2 Purpose 
 

Building a desirable urban form is a key principle of the 

Mississauga Official Plan.  The Standards are intended to 

provide further guidance of the policies in the Mississauga 

Official Plan and the Lakeview Local Area Plan.   The 

Standards establishes and illustrates general requirements 

to achieve a high quality urban form, site development 

and public realm.   

 

The Standards are intended to ensure development is 

appropriate for Lakeview and reflects the unique 

characteristics of the area.   
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Figure A2 - Images of built form typologies in Lakeview 

1.3 Expectations of the Standards 
 

The Built From Standards provide further direction in 

the Urban Design Policies set out in the Official Plan, 

the Lakeview Local Area Plan in addition to other City 

initiatives that support land use decisions and other 

strategies within the City. 

 

The Standards set out detailed requirements to achieve 

a high quality built form in Lakeview that interfaces 

with the public realm in a seamless fashion.    The Built 

Form Standards have been developed to communicate 

the design expectations, in advance of an application 

being filed, related to the quality and outcome of 

development. 

 

The standards, in addition to the dimensions indicated, 

are to be addressed and achieved by development 

proponents through the planning application process.  

Depending on the context or site size, exceptions to the 

Standards may be considered at the discretion of the 

City, in whole or part, when there are extenuating 

circumstances and/or where proposals are able to 

demonstrate urban design excellence. 

It should be noted that the standards may be 

amended, modified or updated on an as need basis 

to provide clarity on the intent of the Lakeview 

Local Area plan, provisions of the zoning by-law 

including the outcome of other studies or initiatives 

that impact the Lakeview area. 
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1.4  Lakeview Local Area Plan 
 

The Area Plan includes lands identified in the Mississauga 

Official Plan City Structure as Neighbourhood and 

Employment Character Areas.   

  

Both the Neighbourhood and Employment Character Areas 

are divided into 5 precincts and 13 sub-areas which 

recognize different attributes of these areas and contain 

different policy directions.  These are organized as follows: 

  

1. North Residential Precinct 

 Applewood Acres  

 Sherway West   

 

2. Central Residential Precinct 

 Cawthra Village  

 Orchard Heights  

 Serson Terrace  

 

3. South Residential Precinct 

 Creekside 

 Lakeview West  

 Lakeside Residential 

 North Beach Residential  

4. Lakeshore Corridor Precinct  

 Core   

 Outer Core   

 

5. Employment Precinct 

 Arsenal Woodlands   

 Lakefront Business Park     

 Ontario Power Generation Lands (OPG Lands) 

 

This Standards outline various general built form typologies 

that are found in Lakeview.   

 

Individual direction is given for the Lakeshore Corridor 

Precinct, where the Neighbourhood Character Area and the 

Employment Character Area overlap. The Lakeshore 

Corridor Precinct is an area of change and specific direction 

is given in section 3.0 of this Standards.   

Figure A3 - Images of  built form and cultural resources in Lakeview  
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1.4.1 Community Node 
 

The Mississauga Official Plan identifies Lakeview as an 

area that will contain a  Community Node.  Once the 

location of the Community Node has been defined, it will 

be the focus of activity for Lakeview.  The combination of 

residential uses, employment opportunities, cultural 

activities, shopping, dining, commerce and recreation will 

be encouraged to concentrate in the Community Node. 

 

 The Community Node will be the primary focus for 

intensification and density, however, the form and scale 

of development will vary within the Community Node in 

accordance with the location and surrounding context.  A 

more detailed Built Form Standards will be established 

once the Community Node boundaries have been 

determined.  

1.4.2 Inspiration Lakeview 
 

For years, public access to  the Lakeview area waterfront 

has been limited by the location of the Ontario Power 

Generation’s coal-fired generation station.  With the 

demolition of the power plant this part of the waterfront is 

ready for a new vision to create “a model sustainable 

creative community on the waterfront”. 

 

The City of Mississauga, the Province and  Ontario Power 

Generation (OPG) have signed a memorandum of 

understanding that commits them to working together on a 

shared vision for the future of these  lands. 

 

These lands include  a portion of the Lakefront Business 

Park Precinct, a portion of the Lakeshore Corridor Precinct 

and the  OPG Lands. 
 

To date the Inspiration Lakeview project has developed a 

Community Vision.  A more detailed land use plan, 

including the appropriate location of the Community Node, 

will be undertaken in the next phase.    

 

 

Figure A4 - Images of built form and cultural resources in  Lakeview  
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2.1 Neighbourhood and 
Employment Character Areas 
 
Lands identified as Neighbourhood Areas are considered to 

be generally stable areas where the existing character is to 

be preserved and enhanced.  They have various operating 

uses including manufacturing and wholesale, retail and 

restaurant, banquet hall, utility, marina and parkland. The 

future use of these lands will be reviewed through the next 

phase of study for Inspiration Lakeview and remains 

unchanged in this Area Plan. 

  

These areas will be maintained while allowing for infill 

which is compatible with and enhances the character of the 

area. 

  

The following sections provide additional context and 

information on the built form typologies found in each of 

the Neighbourhood and Employment Character Areas.   

Figure B1 -Examples of built form typologies within Lakeview 

A separate section entitled “Lakeshore Corridor Precinct” will 

address specific issues in regards to the Lakeshore Corridor 

Precinct which crosses through Neighbourhood and 

Employment Character Areas. 
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Figure B2 -Lakeview consists of 5 precincts and 14 sub-areas that are located in Neighbourhood and/or Employment Character 
Areas. 
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2.2 Built Form Type 
 
New developments will be compatible with and enhance 

the character of the neighbourhood by integrating with the 

surrounding area.  This can be done by maintaining the 

existing lotting fabric layout and using consistent and 

transitional heights.    

 

The following building typologies will be discussed in this 

section:  

 

i) Detached Dwellings, Semi-Detached Dwellings, 

Duplexes and Triplexes; 

ii) Street Townhouses; 

iii) Standard and Common Element Condominium 

Developments  - Single detached; and, 

   - townhouse; 

i) Horizontal Multiple Dwellings; 

ii) Apartment; 

iii) Commercial; and 

iv) Industrial. 

 

In addition to these Standards, the City of Mississauga 

Urban Design Guidelines and Reference Notes should be 

reviewed.  These include, but are not limited to:  

 Green Development Strategy; 

 Urban Design Handbook for Low Rise Multiple Dwellings; 

 Design Guidelines for High Density Apartments; 

 Balconies in Medium and High Density Developments; 

 Condominium Townhouse Design Standards; 

 Screening for Roof Top Mechanical Units; 

 Standards for Seniors Outdoor Amenity Area; 

 Standards for Children’s Outdoor Play Spaces; 

 Standards for Shadow Studies; and 

 Design Guidelines for Industrial buildings. 

 

 

 

 

 

Figure B3 - Example of a Bungalow in Lakeview  Figure B5 -Example of detached dwellings in  Lakeview  

Figure B4 - Example of a Duplex in Lakeview  
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2.2.1 Detached and Semi-
Detached Dwellings, Duplexes and 
Triplexes 
 

To preserve neighbourhoods with predominantly low 

density residential character, applicants will be required 

to provide the greater of the following:   

 

i) The average lot frontage and lot area of residential 

lots on both sides of the same street within 120 m of 

the subject property.  In the case of a corner lot, lots 

on both sides of the streets within 120 m will be 

considered; or  

 

ii) The requirements of City by-laws, including Zoning By

-law 0225-2007. 

 

New detached,  semi-detached,  duplex and triplex 

dwellings within Lakeview will maintain the existing 

character of the area.  The following criteria will apply: 

 

a. The maximum height of any dwelling should be 10.7 

m.  The design of the building will de-emphasize the 

height of the house and be designed as a composition 

of small architectural elements, i.e. projecting 

dormers and bay windows; 

b. New development will preserve and enhance the 

generous front, rear and side yard setbacks; 

c. New development will ensure that existing grades 

and drainage conditions are preserved; 

d. New development will fit the scale and character of 

the surrounding area, and take advantage of the 

features of a particular site, i.e. topography, contours, 

mature   vegetation, location to railway tracks; 

e. Garages will be recessed or located behind the main 

face of the house.  Alternatively, garages will be located 

in the rear of the property; 

f. New development will have minimal impact on its 

adjacent neighbours with respect to overshadowing and 

overlook; 

g. New development will minimize the hard surface areas 

in the front yard; 

h. New development will preserve existing high quality 

trees to maintain the existing established nature of 

these areas;  

i. New house designs which fit with the scale and 

character of the local area, and take advantage of the 

particular site features are encouraged.  

j. The use of standard, repeat designs is strongly 

discouraged; and  

k. The building mass, side yards and rear yards will respect 

and relate to those of adjacent lots.  

Figure B6 -Example of a Triplex in Lakeview  Figure B7- Example of a semi-detached  dwelling in 
Lakeview  
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2.2.2 Street Townhouses 
 
Development of Street Townhouses or Freehold 
Townhouses should meet the following criteria: 

i) They fit into the existing lotting pattern of the 
community; 

ii) They provide an appropriate transition from low 
built form to higher built forms; and 

iii) They are located on or in proximity to transit routes 

The following are requirements for new infill street 
townhouses within the Lakeview area to ensure that the 
character of the existing community is maintained:   

a. The minimum lot area for an interior townhouse unit 
will be 200 m² and 280 m² for a corner lot;  

b. The maximum height for a street townhouse will be 
10.7 m; 

c. The maximum number of townhouses in a 
consecutive row will be 6 units per block; 

d. The minimum width of a townhouse unit will be 6.8 
m; 

e. The minimum width of a lot will be 6.8 m for an 
interior lot and 9.8 m for a corner lot;   

f. The minimum front yard setback for any unit will be 
7.5 m; 

g. The maximum number of stairs to the front door of 
any unit will be 3 risers from the established grade;  

h. Garages will not project beyond the main face of the 
dwelling unit. They may be flushed, recessed or 
located at the rear of the unit; 

i. The garage of any townhouse unit will not be more 
than 50% of the width of the unit; 

j. The driveway width of a townhouse unit will not be 
more than 50% of the front yard or 5.2 m which ever 
is smaller; 

k. A minimum of 3.0 m will be required between blocks 
of units.  A minimum of 4.5 m will be required 
between blocks of units where a walkway is 
proposed;   

l. Front to rear access to internal townhouse units will 
be provided through the individual unit.  The interior 
design of the unit must ensure this can be 
accommodated; 

m. The minimum rear yard setback of a street 
townhouse  from a property line will be 7.5 m.  
Where a townhouse unit is accessed by a laneway, 
the minimum distance from the rear face of the 
garage to the rear face of the dwelling unit will be 
7.5m; 

n. End units that are exposed to a public road or park 
will be required to have upgraded elevations equal 
to the front of the unit;  

o. The minimum landscape area of a street townhouse 
dwelling will be 25% of the lot area; and 

Figure B8 - Example of Street Townhouses in Mississauga Figure B9- Example of Street Townhouses in Mississauga 
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p. Fencing requirements will be minimized with built 
form acting as the prominent feature along all 
frontages.  All fencing is to be returned within a 
maximum of 3.0 m of the rear corner of the 
dwelling.   

 

Figure B12 - Street Townhouses adjacent to detached 
dwellings 

Figure B11 - Street Townhouse example.  Corner lot upgrade to 
appear as a detached dwelling and fit in with the lotting 
pattern and built form pattern of the area. 

Figure B13 -Side elevation of Detached Dwelling adjacent to 
Street Townhouses.   

Figure B10 - Example of Street Townhouse developments in 
Mississauga 

1 

2 

1 

2 
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2.2.3 Standard and Common 
Element Condominium  
 
Where development is proposed on a condominium road, 

new dwellings should fit the scale and character of 

surrounding development with respect to frontage, area, 

setback and side yards.  Development standard and 

common element condominium townhouses  should 

demonstrate that: 

i. They fit into the existing lotting pattern of the 

community; 

ii. They provide an appropriate transition from low 

built form to higher built forms; 

iii. Have a minimum lot depth of 90 m; and 

iv. They are located on or in proximity to transit routes.  

Development of such sites requires careful consideration 

regarding site planning and building massing, including the 

height and setbacks from adjacent developments and 

maintaining a consistent streetscape and built form along 

their frontages.  New buildings will minimize shadowing 

and overlook onto adjacent properties.  New infill standard 

and common element condominium townhouses will 

adhere to the City’s Urban Design Handbook for Low-Rise 

Multiple Dwellings and the Design Reference Note for Single 

Detached and Common Element Condominium. 

The following are criteria for new infill condominium and 
common element developments within the Lakeview area 

which will help maintain the character of the existing 
community.  These  are broken down into two categories: 
 

 Single Detached Standard and Common Element 
Condominium developments; and 

 

 Townhouses Standard and Common Element 
Condominiums  

 
 

2.2.3.1 Single Detached Standard and 
Common Element Condominium 
 
a. The width and massing of the proposed unit will be 

similar to that of the existing character of the 

neighbourhood. 

b. The maximum height for a dwellings  will be10.7 m;   

c. The maximum stairs to the front door of any unit is 3 

risers from the established grade of the dwelling 

unit; 

d. Garages will not project beyond the main face of the 

dwelling unit.  They will be flushed, recessed or may 

be located at the rear of the unit; 

e. The driveway width of a dwelling unit will not be 

more than 50% of the front yard or 1.0 m wider than 

the width of the garage whichever is smaller; 

Figure B15 - side elevation of the detached condominium is 
upgraded to look like the front of a single detached 
dwelling to fit in with the lotting pattern of the existing 
street. 

Figure B14 - Example of  a standard condominium detached  
development along Stavebank Road.  The streetscape is 
continuous as the condominium units have  been designed 
to be in character with the street 
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f. Visitor parking will be centrally located, not visible 

from a public road and will be well screened from 

existing and proposed dwellings; 

k. No service/loading, mailboxes or garbage area will 

be located along the frontage of the public road or 

visible from the public road;  

o. Entrances to new development will not be through 

established or existing lots, but will be from major 

roads and routes.  The entrances to new 

developments will be flanked by dwellings within 

the new development itself;  

p. Fencing requirements will be minimized with built 

form acting as the prominent feature along all 

frontages.  All fencing is to be returned within a 

maximum of 3.0 m of the rear corner of the 

dwelling; and 

q. End units exposed to an external or internal road will 

be required to have upgraded elevations. 

r. Amenity spaces will be in the rear of the unit and 

not on public roads. 

s. All common Element units must have a private 

amenity space of  minimum of 11 m². 

 

 

 

Figure B18- Single  detached units fronting onto a public 
road to ensure the lotting pattern and form are 
maintained on the residential street. 

Figure B17 -Example of condominium detached 
developments  

Figure B16 -Example of detached condominium 
developments  

Figure B19- Single  detached units fronting onto a 
Condominium Road to ensure the lotting pattern and form 
are maintained on the residential street. 
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2.2.3.2 Townhouse Standard and 
Common Element Condominium 
 
a. The maximum height for a townhouse 

dwellings  will be 10.7 m;   

b. The minimum unit width of a townhouse unit 

will be 6.0 m; 

c. The minimum front yard setback from a 

street will be 6.0 m; 

d. The maximum number of townhouses in a 

consecutive row will be 8 units; 

e. The maximum stairs to the front door of any 

unit is 3 risers from the established grade of 

the dwelling unit; 

f. Garages will not project beyond the main face 

of the dwelling unit.  They will be flushed, 

recessed or may be located at the rear of the 

unit; 

g. The garage of any townhouse unit will not be 

more than 50% of the width of the unit; 

h. The driveway width of a townhouse unit will 

not be more than 50% of the front yard or 1.0 

m wider than the width of the garage 

whichever is smaller; 

i. All units will have a designated parking space 

in front of their unit or located underground; 

j. Visitor parking will be centrally located, not 

visible from a public road and will be well 

screened from existing and proposed 

dwellings; 

k. Condominium townhouse developments 

greater than 20 units will provide a centrally 

located private amenity space; 

l. A minimum of 3.0 m will be required between 

blocks of units.  A minimum of 4.5 m will be 

required between blocks of units that have a 

walkway;  

m. Hydro and gas metre walls will be required to 

be located internal to the site and will not be 

visible from the street; 

n. No service/loading, mailboxes or garbage area 

will be located along the frontage of the 

public road or visible from the public road;  

o. Entrances to new development will not be 

through established or existing lots, but will 

be from major roads and routes.  The 

entrances to new developments will be 

flanked by dwellings within the new 

development itself;  

Figure B21 - side elevation of the townhouse 
condominium is upgraded to look like the front of a 
single detached dwelling to fit in with the lotting pattern 

Figure B20 - Example of  a Standard condominium 
townhouse development in Lakeview 
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p. Fencing requirements will be minimized with 

built form acting as the prominent feature 

along all frontages.  All fencing is to be 

returned within a maximum of 3.0 m of the 

rear corner of the dwelling; and 

q. End units exposed to an external or internal 

road will be required to have upgraded 

elevations. 

 

Figure B24- Single  detached units fronting onto a public road to ensure the lotting pattern and form are maintained on the 
residential street. 

Figure B23 -Example of condominium townhouse 
developments in Lakeview 

Figure B22 -Example of condominium townhouse 
developments in Lakeview 
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2.2.4 Horizontal Multiple Dwellings 
 
Horizontal multiple dwellings (often referred to as stacked 

units) may be located in existing neighbourhoods along 

major transit routes and corridors.  

Appropriate sites are those that have a depth of 40-m or 

greater to ensure internal circulation, parking, amenity 

space, landscaping and utilities can be appropriately 

accommodated.  The following criteria will be used when 

designing horizontal multiple dwellings:   

a. The building will be oriented to face the major public 

road and  not be designed as a flankage condition;  

b. Garages will be located in a laneway and will not 

face the front door of another unit. Garages will face 

each other; 

c. Condominium blocks will not be more than 8 units 

wide; 

d. The minimum required landscape area will be 40% 

of the lot area; 

e. The preservation of existing trees on the street 

frontage and perimeter of the site will be required; 

f. Each unit will be required to  have its own private 

amenity space, in the form of a balcony or roof top; 

g. A maximum of 3 stairs will be located at the 

entrance of any building.  All other stairs will be 

required to be designed so that they are internal to 

the dwelling; 

h. A common amenity space will be required for a 

development with over 20 units. The common 

amenity space will be centrally located and will be 

the greater of 5.6 m² per dwelling unit or 10% of the 

site area.  A minimum of 50% of the required 

amenity space will be provided in one contiguous 

area;   

i. A minimum of 3.0 m will be required between blocks 

of units.  A minimum of 4.5-m will be required 

between blocks of units that have a walkway; 

j. A minimum of 15 m shall be required between the 

faces of buildings located along mews; 

k. Hydro and gas metre walls will be required to be 

internal to the site and not be visible from the 

street.  In addition, utilities will not be located within 

the required landscape area or along the frontage of 

a public road; 

l. No common visitor parking, air-conditioning units, 

mailboxes or garbage area will be located along the 

frontage of the public road or visible from the public 

road; and,  

m. Fencing requirements will be minimized with built 

form acting as the prominent feature along all 

frontages.  All fencing is to be returned within a 

maximum of 3.0 m of the rear corner of the 

dwelling.   

Figure B25 - Example of  Horizontal Multiple  Dwelling in 
Lakeview from an internal road 

Figure B26 Example of  Horizontal Multiple  Dwelling in 
Lakeview from Lakeshore Road East 
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Figure B31 - Example of  Horizontal Multiple  Dwelling in 
Lakeview.  Four entrances designed to appear as two 

Figure B32- Example of  Horizontal Multiple  Dwelling in 
Lakeview.  Rear lane condition with private amenity space 
above 

Figure B28 - Example of  an entrance at grade of a 
Horizontal Multiple  Dwelling in Lakeview 

Figure B29 -Example of  Horizontal Multiple  Dwelling in 
Lakeview from Deta Road.  Example of Tree Preservation  

Figure B27 - Example of  Horizontal Multiple  Dwelling in 
Lakeview, from Lakeshore Road East 

Figure B30 - Example of  Horizontal Multiple  Dwelling in 
Lakeview.   Example of tree preservation within the new 
development. 
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2.2.5 Apartment Dwellings  
 

There are a number of apartment sites within the Lakeview 

area.  These sites generally contain buildings 5 storeys and 

over and are located along arterial roads, major routes or in 

cluster developments.    

Generally, high-rise residential cluster developments in 

Lakeview are considered “towers in the park”. These 

apartment buildings are surrounded by sunlight, open 

space and well landscaped yards.  Additional sites may be 

considered for apartments due to their size and location, 

however these sites will be required to demonstrate that 

there is minimal impact on adjacent areas.  

  

2.2.5.1 Building Heights  
 

The maximum building height for any new high rise 

residential building in the Lakeview neighbourhood areas 

will be 14 storeys or 44.8 m.   Sites that may be suited for 

high density will be required to demonstrate that they can 

accommodate a maximum of 14 storeys or 40.6 m.     

Figure B34 -7 storey building.  Example of existing high built 
form within Lakeview 

Figure B35 - 14 Storey building. Example of existing higher 
built form within Lakeview 

Figure B33 - Building heights from the 1950’s to 1980’s are 
significantly different than building heights from 1990 to 
today.  Floor to ceiling heights during the 1950’s and 80’s 
were lower which  reduced the overall heights of the 
buildings. The majority of buildings constructed in 
Lakeview were constructed between 1950 and 1980 and 
are therefore lower in height 

44.8 m 
 

40.6 m 
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2.2.5.2 Building Separation Distances 
 

There are a number of higher built form apartments 

existing in the Lakeview area.   They are characterized by 

large landscape areas and significant separation distances 

to ensure light and permeability.  This concept should be 

continued for new developments. 

A building over 6 storeys or 20 m should have a minimum 

separation distance of 35 m to a building equivalent to, or 

greater than 6 storeys or 20 m.   

  

2.2.5.3 Floor Plates 
 

A building between 7 storeys (23 m) and 14 storeys (38.6 

m) will have a maximum floor plate of 1000 m², including 

the balconies, to ensure minimal impact on adjacent low 

rise residential and to maintain sky views.   

Figure B31 -Example of existing building separation 
distances in Lakeview 

35 m min 

35 m min 

35 m min 

Figure B36 - Examples of existing building separation 
distances in Lakeview  

6 Storeys (20 m) 

Figure B37 -Example of building floor plates in relation to height 

Maximum Floor Plate 1000 m²  

7-14 Storeys (44.8 m) 
6 Storeys (20 m) 
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2.2.5.4 Transition to Lower Forms 
 
Taller buildings should be sited and organized in a way that 
provides desirable transition to adjacent lower form 
buildings and open space to ensure appropriate spatial 
separation between buildings. 
 
Where a significant difference in scale exists between 
building heights, developments will be required to deploy 
transition strategies through massing and built-form to 
achieve a harmonious relationship between proposed and 
existing development, and/or adjacent open space.   
 
Appropriate transition can be achieved through various 
design methods. The larger the difference in scale the 
greater the need for transition.   These may include: 
 
a. The use of an angular plane of 45 degrees from the 

closest property line of sites with lower scaled 
building or open space will be used to determine the 
minimum setback and height of a building within a 
development;  

 
b. To increase the building setback from a low rise 

development to ensure that the impact of the larger 
development is minimal; and 

 

c. The use of building step backs to ensure minimal 
impact from overshadowing and from a new building 
overwhelming the site.  

 
Each of these controls can vary according to the size of the 
development area, the planned intensity of the use, the 
context of the low scale development, and the street width.  
Impacts to sunlight, shade and sky views will also be 
considered and will adhere to the City’s Standards for 
Shadow Studies. 

Building 

Stepbacks 

45 degree angular plane 

Transition  

Setback 

Figure B38 - Angular plane calculation for shallow properties.  Larger properties 
will calculate the angular plane from the property line 
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2.2.5.5 Microclimatic Conditions 
 

Shadow Impact 
 
Shadow studies will be requested in support of Official 
Plan Amendments/Rezoning and Site Plan applications to 
demonstrate that the height and/or location of a 
proposed apartment building  will not generate excessive 
shadows over adjacent lands.   
 
Shadow studies will be required for buildings greater than 
10.7 m in height which may cause new shadow impact on 
adjacent residential properties, public parkland, open 
space and the public realm.  Particular attention will be 
focused on Lakeshore Road East and where a  pedestrian 
oriented environment is strongly encouraged.  See the 
City’s Standards for Shadow Studies. 
 

 
 
 
 
 

Figure B39 - Example of shadow on the public realm from an 
existing building 

Figure B40 - Example of wind in an urban environment 

Wind Comfort 
 
Wind studies will be requested  for development over 3 
storeys or 16 m in height to ensure appropriate comfort 
and safety levels are maintained in the pedestrian realm, 
streetscapes, public spaces and areas immediately adjacent 
to, and surrounding the proposed development.  
 
Evaluation of existing wind conditions in the immediate and 
surrounding area, prior to the proposed development will 
be required along with a comparison of the wind conditions 
based on the proposed development.  The criteria to be 
used for the analysis will be signed and sealed by a certified 
engineer.   
 
The Terms of Reference for Pedestrian Wind Comfort 
Studies will be used. 
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2.2.6  Commercial  
 
Lakeview has a number of commercial uses.  Some of these 
larger commercial areas include, but are not limited to, the 
Dixie Outlet Mall and Applewood Village Plaza.   
 
The following criteria will apply to the redevelopment of 
these areas:   
 

a. The maximum height of a building or structure will 
be 4 storeys  or 13.8 m; 

b. New developments will transition to existing stable 
residential developments;  

c. When redevelopment occurs, larger sites will be 
broken up into smaller parcels.  These smaller 
parcels should be bisected by public roads that 
interconnect with the existing community; 

d. New development should generally follow the 
pattern and character of the existing community.  
Higher built form will transition both in scale and 
lotting pattern to existing community uses;  

e. New development should ensure the continuation of 
a mixed use community; 

 

f. Where retail commercial is located on a mixed use 
street, entrances will face the street and be the 
dominant feature of the building.  Loading and 
service areas shall not be visible from the street or 
existing residential; and, 

g. Mixed use developments which include townhouses, 
stacks or  apartment dwellings will adhere to the 
Urban Design Handbook  for Low-Rise Multiple 
Dwellings and  the Design Reference note for 
Standards for Children’s Outdoor Play Spaces. 

 

Figure B41 - Dixie Outlet Mall, example of existing 
commercial    

Figure B42 - Applewood Plaza, example of existing 
commercial    
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2.2.7 Industrial 
 
Lakeview has a number of historic industrial uses on the 
south side of Lakeshore Road East and along the rail line 
just north of Lakeshore Road East. A significant portion of 
the lands south of Lakeshore Road East are  being 
reviewed under a separate study, Inspiration Lakeview.   
 
This study will determine the  built form, height and land 
use of these lands, and the Area Plan and Standards will 
be revised accordingly. 
  
However, in the interim, the following general built form 
guidelines will be required when considering new 
developments in business employment areas:   
 
a. Industrial uses adjacent to residential areas will 

require a minimum 15 m setback to ensure an 
appropriate buffer area can be accommodated to 
screen the intensity of the use; 

b. A minimum landscape area ranging in depth from 4.5 
m to 7.5 m  of landscape area will be required in front 
of any employment use;   

c. Site access will be minimized and will be consolidated 
where possible; 

d. Loading, garbage and service areas will not face public 
roadways or residential uses.  These services will be 
located behind the building, or, where this cannot be 
accommodated, these may be permitted at the side 
of the building.  Landscaping will be required to 
screen service areas visible  from the street; 

e. Parking will be located at the rear of the development 
and not between the front of the building and the 
street; 

f. Roof top units will not be visible from any street.  The 
addition of parapet walls to screen these units is 
required;  

g. Buildings listed on the City’s Heritage Register will be 
preserved and enhanced in their existing location; 

h. The preservation and enhancement of existing natural 
features will be a priority; 

i. All lighting will be contained within the site; and 

j. Existing industrial uses along the railway tracks are 
encouraged to improve their transition to the adjacent 
residential areas.  The maximum permitted height will 
be the equivalent to a 2 storey residential building.  
New development will include appropriate buffers, 
ensure lighting, noise levels, loading and garbage areas 
do not negatively impact adjacent residential uses. 

Figure  B43- Example of existing Industrial, in Lakeview Figure B44 - Example of Industrial Built form along the 
Rail Line north of Lakeshore Road East in Lakeview 
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2.3 Routes, Landmarks and Views  
 
Development will ensure views and routes are maintained 
and enhanced.  Views to Lake Ontario from Lakeshore Road 
are important and will be enhanced and protected. 

Figure B45 - A. Hydro Corridor from 
Breezy Brae Drive  

Figure B46 - B. Hydro Corridor from 
Halliday Avenue  

Figure B40 - Routes, Landmarks and Views 

 
Landmarks are places, buildings or structures that are 
recognizable by people and that may have historical 
significance. 

 
Legend 

 
    Routes and Views 
 
    Landmarks 
 
    Pedestrian Overpass 

Legend 
Landmarks: 
1. Cawthra Elliot Estate 
2. Lakeview Golf Course 
3. Toronto Golf Club 
4. Adamson Estate 
5. Lakefront Promenade Park 
6. Ontario Power Generation Land 
7. Small Arms Building 
8. Lakeview Water Tower 
9. Pedestrian bridge over the QEW  
 
Routes and Views: 
A. Applewood Junction Hydro 

Corridor 
B. Lakeview/Haig Junction Hydro 

Corridor 
C. Dixie Scenic Route 
D. Enola Avenue 
E. Cooksville Creek 
F.  Aviation Road 
G. Cawthra Road  
H  Lakeshore Road East 
I.  Lakefront Promenade 
J. Ogden Avenue Extensions 
K. Queensway Hydro Corridor 
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Figure B55 - Dixie Road Scenic Route 

Figure B52 -Lakeshore Road East 

Figure B50- Lakefront Promenade 
Park  

Figure B53 -Water Tower  Figure B54 –Cooksville Creek Bridge 

Figure B49 -Adamson Estate  Figure B51 - Lakefront Promenade 
Park  

Figure B47 - Cawthra Estates,  Figure B48 -Lakeview Golf Course 

Figure B56 - Ontario Power Generation Lands 
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2.4 Cultural Heritage 
 
Heritage is an important characteristic of the Lakeview 

Local Area Plan.  Within Lakeview there are a number of 

properties listed on the City’s Heritage Register.  The 

Register contains two types of properties: 

 

 Designated (recognized by the City through by-law as 

being of cultural heritage value or interest); and  

 Listed (identified but not fully researched as to heritage 

significance and has potential heritage value). 

 

Lakeview contains Cultural Landscapes and Cultural 

Features.  Cultural Landscapes are defined as a setting that 

enhance a community's vibrancy, aesthetic quality, 

distinctiveness, sense of history or sense of place. Cultural 

Features can be defined as visually distinctive objects and 

unique places within a cultural landscape.  They are not 

necessarily consistent with their immediate natural 

surroundings, adjacent landscape, adjacent buildings or 

structures.   

  

Properties designated or listed on the Heritage Register will 

be preserved in their existing location.  Any development 

will incorporate these structures in  the design of the 

proposal.  Any changes to these structures or 

developments adjacent to these structures will  require a 

Heritage Impact Statement and may have additional 

requirements.  Additional requirements may include, but 

are not limited to, a review and approval from the Heritage 

Advisory Committee and City Council. 

New buildings will not visually impede the setting of listed/

designated heritage buildings and cultural landscapes.  

Where heritage buildings are low-scale, taller buildings will 

respect and reflect the unique character, topography and 

materials of the surrounding historic buildings.  All new 

buildings will preserve and enhance the character and 

appearance of the setting of the adjacent listed/properties. 

 

The following figures provides examples of properties listed 

or designated on the Heritage Register.  

 

 

 

 

Figure B57 - Arsenal Lands Water Tower, example of a 
Cultural Feature 

Figure B58 - Lakefront Promenade Park, example of a 
Cultural Landscape 
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Figure B59 - Johnston Residence 
1414/1416 South Service Road 

Figure B61 - Cawthra Estate 

Figure B65 - 11 Lakeview Golf 
Residence 

Figure B66 - Capraru Residence, 1256 
Dixie Road 

Figure B62 -  Small Arms Inspection 
Building, Lakeshore Road East 

Figure B63 -  Lakeview Park School, 
1239 Lakeshore Road East 
 

Figure B64 -  Pallett-McMaster 
House, 1346/1348/1400 Dixie Road 
 

Figure B60 - McGillion House and 
stable, 1559 Cormack Crescent 

Figure B68 -  Stone Bungalow, 1047 
Dixie Road 
 

Figure B70 -  Long Branch Indoor 
Rifle Range, 1300 Lakeshore Road 
East 

Figure B69 -  Waseem Residence, 
1273 St. James Avenue 

Figure B67 - Lakeview Golf Course, 
example of a Cultural Landscape 



30  

2.0 Lakeview Character Areas 

Lakeview Built Form Standards 

DRAFT January 2014 

2.5 Pedestrian Realm/Streetscape 
 
Neighbourhood Character Areas have an established 

streetscape particularly in the residential areas.  These 

consist of a sidewalk on one or both sides adjacent to the 

curb edge (Figure B71);  or set back from the street edge by 

landscape areas (Figure B73).   A significant number  of the 

residential streets however do not have sidewalks giving 

the image of a rural setting (Figure B72) which will be 

maintained. 

At grade private amenity space will not be visible from the 

street for Standard and Common Element Condominium  

Townhouse Developments, horizontal multiple units and 

apartment developments. 

All entrances to buildings will be prominently located on 

the street and designed in such a manner that it becomes 

the most important element of the building. 

Tree preservation and protection of healthy  trees, 

particularly City trees, within any development is a priority. 

 
 

Figure B72 - Hedge Drive, local residential street, with 
no sidewalks 

Figure B73 - Atwater, local residential street with 2 
sidewalks on either side with a grass buffer 

Figure B71 - Local residential street with sidewalks on 
one side of the street, adjacent to the curb 
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2.6 Environmental Sustainability 
 
New developments must be sustainable in all aspects, 

taking into account social and economic impact, based on 

whole life costs and benefits.  Advances in construction 

technology  combined with a growing body of 

architectural knowledge mean that sustainable practices 

are easier to achieve.   

On July 7, 2010, City Council adopted the Green 

Development Strategy which focuses on achieving 

sustainability and environmental responsibility in new 

development in Mississauga. The City strongly encourages 

applicants to incorporate green sustainable elements into 

proposed buildings, site works, construction methods and 

long-term maintenance programs. Further, applicants are 

encouraged to pursue LEED-NC credits required to achieve 

Silver certification.  

For more information, visit the Canada Green Building 

Council web site for the LEED-NC Program Sustainable 

Technologies for Low Impact Development Stormwater 

Management Planning and Design Guide, and the City of 

Mississauga web site for the Green Development Strategy. 

Figure B76 — Typical rain 
water barrel 

Figure B77 — Extensive Green Roof 
Above — Mountain Equipment Co-op 

Figure B74 — Example of vertical parking grate screened 
by landscape 

Figure B75 — Example of enhanced dry grass swale 
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2.7  Building Materials 
 
Lakeview has a mixture of building materials throughout 

the neighbourhood areas. These include, brick, wood 

siding, stone, and siding. These materials should be used in 

the redevelopment of any site. Materials that are not 

predominant in Lakeview are discouraged, including 

architectural concrete block and stucco.  

High quality building materials will be required in all new 

developments in Lakeview. The first 4 storeys of any new 

development will be of durable material such as brick or 

stone.   Concrete block or painted concrete block are not 

permitted to be exposed for any new development. 

The entrances to buildings will be prominent and treated 

with greatest priority. Entrances will be located on the 

dominant street they are located on.  

Balconies should either be partially screened or have glass 

tinting so that materials that are stored on them are not 

visible from the public realm.   

For mainstreet, vision glass will be required for all store 

fronts. Wood features are permitted as accent pieces.  

Canopies and architectural features area encouraged within 

the property line.   

 
 

Figure B81 — Visually translucent balconies are discouraged 
as they display balcony contents  

Figure B80 — Balconies that are either partially screened or 
tinted are encouraged  

Figure B74 — Brick and Stone 

Figure B79 — Various brick types 
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Figure B82 — Stone Figure B83 — Plaster 

Figure B88 — Brick 

Figure B85 — Siding Figure B86 —  Combination 

Figure B92 — Architectural Concrete Block is highly 
discouraged as an exterior building material.  

Figure B91 — Exposed concrete block or 
painted concrete block will not be permitted. 

Figure B90 — Brick 

Figure B87— Aluminium 

Figure B89 — Brick and wood  

Figure B84 — Wood siding and 
shutters 
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3.1 Lakeshore Corridor Precinct 

The Lakeshore Corridor Precinct has a unique identity and 

function in the community.  It contains a mix of uses and a 

variety of built form.   The Lakeshore Corridor Precinct 

contains a larger neighbourhood area and  a portion of the 

employment lands.   

While the Neighbourhood policies in the previous section 

also apply to this precinct, additional development criteria 

must be adhered to.   

The principles of built form along Lakeshore Road East will 

include: 

i) A pedestrian oriented environment; 

ii) Closely spaced buildings fronting onto Lakeshore 

Road East; 

iii) Minimize access points; 

iv) No parking between the building and the street;  

v) Design that enhances a mainstreet retail 

environment; and 

vi) On-street parking along Lakeshore Road East where 

appropriate. 

In recent years, development interest is gradually  changing 

this area into a new mainstreet, with new mixed use 

buildings along the corridor.  The Lakeshore Corridor 

Precinct is linear, and includes properties fronting along 

Lakeshore Road East  from Seneca Avenue to the eastern 

boundary of Mississauga.   

Figure C1 — Lakeshore Corridor Precinct 

Core 

Legend See Schedule 2 of the Local Area Plan  Lakeshore Corridor Precinct 
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Figure C1 (Continued) — Lakeshore  Corridor Precinct 

The Lakeshore Road East Corridor is broken down into 

two sub areas:  

 The Core, which is described as the area from Seneca 

Avenue to Hydro Road.  Retail will be required at grade 

fronting onto Lakeshore Road East. Buildings should be 

set back 0.6 m to 3.0 m; and,   

 The Outer Core, which is described as the area from 

Hydro Road to the Etobicoke Creek and the eastern 

boundary of the City of Mississauga. Retail is 

encouraged to front onto Lakeshore Road East but not 

required. Where residential fronts onto Lakeshore 

Road East, in the Outer Core area, buildings should be 

set back from the street to ensure a well landscaped 

front yard and appropriate streetscape.   

In addition, the lands highlighted in yellow are lands that 

are affected by the Inspiration Lakeview Study and will be 

dealt with through that process.   

 

 

Lands effected by the Inspiration Lakeview Study Outer Core Area Core Area 

Outer Core 
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3.2 Building Heights  
 
It is anticipated that the majority of significant 
redevelopment within Lakeview will occur along Lakeshore 
Road East.  The corridor will be the focus of activity for 
Lakeview, combining a mix of uses including residential 
uses, cultural activities, shopping, dining, commerce and 
recreation. Development along Lakeshore Road East will be 
linear and maintain lower building forms to ensure that 
developments transition appropriately to the 
neighbourhood lands both north and south of Lakeshore 
Road East.   The lands highlighted in yellow are lands 
affected by the Inspiration Lakeview Study. 
 
The following criteria will apply to development in the 
Lakeshore Corridor Precinct:   
 
a) The minimum building height along Lakeshore Road 

East highlighted in blue will be 2 storeys and the 
maximum building height permitted is 4 storeys, 
however some sites will be permitted to have 
building heights of more than 4 storeys as shown on 
Schedule 2 of the Local Area Plan; 

b) Development along Lakeshore Road East will be 
close to the street and have a minimum setback of 
0.6 m and a maximum setback of 3.0 m from the 
property line. The appropriate setback will be 

determined through an analysis of the public realm 
and streetscape treatments.  Additional setbacks 
may be required to ensure an appropriate 
pedestrian realm can be accommodated due to the 
location of the utilities and right-of-way widths;  

c) Buildings fronting onto Lakeshore Road East should 
have a minimum of 90% of the building wall within 
0.6 m to 3.0_m from the front property line;  

d) Building entrances will be located along Lakeshore 
Road East; 

e) Canopies, overhangs and signage will be  designed 
so that they are located within the private property 
limits; 

f) Where residential buildings are permitted a 
minimum setback of 7.5 m from Lakeshore Road 
East will be required to ensure appropriate 
transition to Lakeshore Road East; and  

g) Buildings will transition down to stable residential 
areas (see Section 3.3 for details). 

 

Figure C2 — Lakeshore Corridor Precinct 

Legend Lakeshore Corridor Precinct See Schedule 2 of the Local Area Plan  

Core 
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Figure C2 — Lakeshore Corridor Precinct 

0.6 m—3.0 m (varies depending on public realm  
requirements) 
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Figure C5 — Canopies, overhangs and signage will be 
within the property limits 

Figure C4 — Buildings along Lakeshore Road East will have 
a minimum of 90% lot frontage. 

Figure C3 — Buildings along Lakeshore Road East will have 
a minimum of 90% lot frontage. 

 
Lands effected by the Inspiration Lakeview Study Outer Core Area Core Area 

Outer Core 
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3.3 Transition to Lower Built Form 
and Open Space 
 
The assembly of adjacent stable residential lands to enlarge 
properties fronting Lakeshore Road East is discouraged.   
However, if this does occur, no building or structure will be 
permitted on the former residential property.   
 
To ensure that residential properties have adequate light, 
view and privacy, a 45 degree angular plane will be 
required (see sketch below C6).   
 

 
 

Formerly residential property 

Minimum of 4.5 m of 
Landscape area 
between residential 
and new use. 

45 degree  
angular plane 

Figure C7 — Example of the above diagram using the old 
residential property to buffer the higher built form. 

Figure C8 — Front of the higher building form 
shown to the left. 

3.4 Rear Yard Landscape Buffer 
 
A minimum of 4.5 m wide unobstructed landscape buffer 
will be required when a mixed use zone abuts a residential 
zone to screen buildings from adjacent residential 
properties.  Through the site plan process, additional 
recommendations, such as the location and type of planting 
will be provided to ensure effective screening.  This helps to 
ensure that trees and vegetation on the existing property 
and adjacent properties are preserved  and enhanced.  A 
1.2 m fence will be required between the residential and 
mixed use zone to further ensure buffering of uses.   
 
Utilities, walkways, amenity space and garbage areas will 
not be permitted in the 4.5 m landscape buffer.  

 
 

Figure C6 — Diagram of transition of a development which has consolidated  a residential property to the 
commercial property.   



39  Lakeview Built Form Standards 

3.0 Lakeshore Corridor Precinct 

DRAFT January 2014 

3.5 Pedestrian Realm/Streetscape 
 
Building setbacks along Lakeshore Road East are to 
provide a consistent street edge.  Where buildings are 
discontinuous along the street, the street edge should be 
defined through landscape elements such as street trees, 
plantings, low-level walls and decorative fences, pergolas, 
or acceptable alternatives.    
 
a) Building setback along Lakeshore Road East will be a 

minimum of 0.6 m to 3.0 m.  The exact building 
setback will be determined through streetscape 
analysis to ensure that the boulevard width is a 
minimum of 5.6 m from the street curb to the face of 
the building to ensure a consistent and viable 
pedestrian sidewalk and the potential for a tree zone 
and street furniture.  Depending on the location of 
the utilities, the boulevard width may need to be 

Figure C9 — Building setback may vary depending on the character of the street, the adjacent development and the 
boulevard width of the street it is fronting on to ensure a good pedestrian realm.  

0.6 to 3.0 m.  Varies depending on Curb to face of 
building width  

increased;  

b) New buildings should form a continuous street wall.  
There should be minimal breaks in the streets 
frontages to encourage a pedestrian friendly 
environment.  90% of the frontage should be occupied 
by the building façade; and 

c) Street trees, street furniture, such as benches, 
banners, waste receptacles, and bike racks, will be 
required within the boulevard.  

2 to 4 storey height limit 
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3.6 At Grade Commercial  
Requirements 

To promote a pedestrian friendly mainstreet environment, 

street related retail commercial uses will be located along, 

and front onto Lakeshore Road East. A maximum lot depth 

of 55 m for commercial uses will be maintained.  

a) Building entrances should be located  along and face 

Lakeshore Road East; 

b) Generally, retail areas require a minimum of 4.5_m of 

clear height  from grade and a minimum of 15 m 

width; 

c) Minimum of 60% glass will be required for retail 

storefronts along the street wall; 

d) Minimum 6 m store front extension  around the corner 

from a primary street is required where there are 

commercial uses; 

e) Signs will be limited to the first floor level; 

f) Tenant signage will be of a consistent design if there is 

more than one tenant in a building; 

g) Retail tenants signs will be designed of high quality 

material, colour and scale to compliment the 

remainder of the building; 

h) Ground signs are prohibited; 

i) Store front window signage is permitted  up to 25% of 

the glass surface area and will not block the clear view 

of entrances; and 

j) Tables and other active uses adjacent to storefront 

windows are encouraged. 

Base / Panel 

Clear Transparent  
Glazing 

Lighting 

Base / Panel 

Sign Band 

Entrance 
Doors 

Transom Window 

Figure C10 — Examples of retail commercial at grade 

Figure C11 — Examples of retail treatment at grade. 
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3.7 Access Points 
 
Consolidation of vehicle access points for properties 
fronting along Lakeshore Road East will be encouraged to 
minimize the requirement for mid-block access points 
from Lakeshore Road East.    
 
Vehicle access for redevelopment should be considered 

from existing north/south side streets. 

Figure C15 - Example of multiple vehicle access conditions 
along Lakeshore Road East 

Figure C14 - Example of multiple vehicle access 
conditions along Lakeshore Road East 

Figure C12 — Parking at the front of the property along 
Lakeshore Road East with Access Points all along the front 

Lakeshore Road East Lakeshore Road East 

x 

x 

x x 

x x 

x x 

x x x x 

Private Laneway 

Private Laneway 

New Building 

New Building 

Figure C13 — Example of Access consolidation which is required to make an urban street pedestrian oriented and safe. 
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3.8 Parking, Loading and Service 
Areas 
 
The design of parking, servicing and loading  areas for non-
residential uses is a key component in the development of 
sites.  These areas serve a functional need, but should be 
designed in a manner that screens these areas and provides 
high quality treatment of exposed areas while addressing 
safe and efficient movement of pedestrians and vehicles.   
 
a) Parking should be located underground, internal to 

the building or to the rear of the building where it is 
not visible from the streets, particularly on Lakeshore 
Road East; 

 

 

b) Above grade parking structures should be screened in 
such a manner that vehicles are not visible to the 
public, be designed to compliment adjacent buildings 
and materials, and with appropriate directional 
signage to the structure; 

c) Service, loading and garbage storage areas should be 
integrated into the building or located  at the rear of 
the building and screened from the public realm and 
adjacent residential uses. Screen walls may be used, 
provided they are the same material as the building. 
Alternatively, landscape material may be used where 
there is ample room for generous treatment. 

Figure C17 — Parking, Loading and Service Areas at the Rear of the site 

 

Figure C16 — Parking, Loading and Service Areas at the Rear of 
the site 
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3.9 Location of On-Street and Lay-
By Parking 
 
On-street and lay-by parking will provide accessible 
parking in proximity to retail commercial and office space. 
Where on-street and lay-by parking can be 
accommodated, it is to be incorporated into the 
streetscape design.   
 
Lay-by parking should be delineated by islands to ensure 
safety for pedestrian and vehicles (see Figure C21). 

Figure C18 — Example of On-street parking  Figure C19 — Example of Lay-by Parking 

Figure C21 — Example of Lay-by Parking Figure C20 — Example of Lay-by Parking 
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3.10  Place Making 
 

Place making is the process that fosters the creation of 

vibrant public destinations; the kind of places where people 

feel a strong stake in their communities and a commitment 

to making things better. Place making capitalizes on a local 

community’s assets, inspiration, and potential, ultimately 

creating good public spaces that promote people’s health, 

happiness, and well being.  

 

Lakeshore Road East has a number of opportune locations 

where place making can occur.  

 

New developments should encourage the integration and 

development of squares and open space on private lands in 

Figure C23 — Place Making Opportunities, Lakeshore Road 
East and Cawthra Road 

prominent areas to ensure interaction with pedestrians, 

vistas and the surrounding environment.  

 

Several place making opportunities have been identified.  

These include but are not limited to: 

1. Cooksville Creek 

2. Cawthra Road and Lakeshore Road East (South Side) 

3. East Avenue and Lakeshore Road East 

4. Alexandra Avenue and Lakeshore Road East 

5. Ogden Avenue and Lakeshore Road East 

6. Hydro Corridor and Lakeshore Road East 

7. Waterfront Trail along Lakeshore Road East 

8. Small Arms Inspection Building 

9. Etobicoke Creek 

Figure C22 —  Place Making Opportunities 
    Legend 

1. Cooksville Creek   2. Cawthra Road and Lakeshore Road East (650 Lakeshore Road) 

4 

3 
2 

1 

Figure C24 — Cawthra Road and Lakeshore Road East, 
South side of the street. 

Core 
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Figure C26 —  Waterfront Trail along the south side of 
Lakeshore Road East 

9 

Figure C22 (Continued) — Place Making Opportunities 
 Legend 

    5. 1019 and 1041 Lakeshore Road East 6. Hydro Road, adjacent to the railway tracks  9. Etobicoke Creek 
 7. Lakeshore Road Bicycle Path   8. Small Arms Building 

Figure C25 —  Former Rail line looking south from 
Lakeshore Road -Place Making Opportunities 

Figure C28 —  Etobicoke Creek, Mississauga eastern border Figure C27 —  Small Arms Inspection Building, Place 
Making Opportunities 

Outer Core 8 
7 6 5 
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EXECUTIVE SUMMARY 

Study Purpose 
The overall goal of this study was to provide a comprehensive and technical transportation 
review to identify how the Lakeshore Road corridor can accommodate alternative modes of 
transportation and provide input and background into the preparation of Official Plan policies for 
Lakeview and Port Credit and address stakeholder comments provided in the “Directions 
Report”.  
 
As the City looks to the future, long term plans for corridors such as Lakeshore Road will 
include providing the necessary facilities for all modes of transportation. As such, pedestrian 
facilities, cycling facilities and higher order transit facilities all need to be accommodated for a 
revitalized and more active Lakeshore Road. 
 
The project conceptually reviewed the feasibility of future higher order transit within the existing 
Lakeshore Road right-of-way from Hurontario Street to the Long Branch TTC / Mississauga 
Transit terminal (the study area stops at east municipal boundary, just west of the Long Branch 
terminal at Etobicoke Creek).  
 
History 
Lakeshore Road was formally part of the Provincial King’s Highway network as Highway 2 
continuous through the GTA. It has also supported the ongoing development of Port Credit, 
Lakeview and Clarkson urban villages as well as industrial and residential areas along the 
corridor. Construction of the QEW subsequently relieved most of the through traffic from 
Lakeshore Road.  
 
Current Role  
The roadway has an important role to play in supporting the variety of tourist, commercial, 
industrial and residential land uses along the corridor. There are no alternative parallel 
continuous east-west routes except for the access controlled QEW some 2 kms to the north. 
 
Currently Lakeshore Road provides for autos, bus transit and pedestrians, but not explicitly for 
bicycles. An evaluation of alternative modes and how these modes can be accommodated within 
the changing Lakeshore Road ROW has been undertaken. The following conclusion and results 
were developed in the course of this evaluation and functional design exercise. 
 
Currently, around 75% of the traffic crossing the Credit River in the AM peak originates from 
the southwest part of Mississauga. Approximately 50% of the trips crossing the Credit River on 
Lakeshore Road are destined to a work / school locations in eastern Mississauga. On occasions 
when the QEW is blocked, traffic overflows onto Lakeshore Road which exacerbates the already 
congested traffic entering Port Credit. Traffic flow improves east of Hurontario Street through 
Port Credit and Lakeview. 
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Traffic Trends 
All day traffic volumes have not risen in the last 10 years. Forecasts show that for the most part, 
peak direction volumes will not increase in the next 20 years, except for a small increase west of 
Port Credit as a result of increased GO Train ridership out of the Port Credit GO Station. Traffic 
volumes in the off-peak direction are forecast to increase resulting in more balanced flows along 
Lakeshore Road.  
 
Future Transit 
On November 28, 2008, Metrolinx released their Draft Regional Transportation Plan entitled 
“The Big Move: Transforming Transportation in the Greater Toronto and Hamilton area”. This 
document sets out the actions to build new transportation infrastructure and improve transit 
service in the Greater Toronto and Hamilton area. One such initiative is the Waterfront West 
Rapid Transit project which will be a new east-west rapid transit connection from Union Station 
to the Port Credit GO Station. Although not currently financed to be programmed, this initiative 
is included in their 15-Year Plan. The technology to be utilized and its ultimate alignment were 
not determined however, it was assumed to be accommodated within the road right-of-way for 
Lakeshore Road. 
 
LRT 
Higher order transit cannot be achieved west of Hurontario Street without compromising other 
modes and / or streetscaping. The long term plan includes LRT in mixed traffic (similar to Queen 
/ King Streetcar service in Toronto) in the restricted parts of the corridor between Hurontario 
Street and Greaves Avenue. East of Greaves Avenue, LRT on its own right of way is indicated in 
the long term functional plans  
 
Right-of-way Challenges 
Between Broadview Avenue and Seneca Avenue, a right of way (ROW) width of only 26.2 m is 
available, with no likelihood of increasing that width. An additional constraint exists between 
Cawthra Road and Greaves Avenue; however there will be opportunities to achieve the ultimate 
30 m ROW in the future. Therefore, in the near term even with a potential narrowing of 
vehicular lane widths, it is not feasible to implement on-street bicycle lanes in this stretch while 
maintaining 4 lanes of traffic, on-street parking and the current boulevard / sidewalk widths 
(which are considered the minimum desirable already). Between Seneca Avenue and Cawthra 
Road and again between Greaves Avenue and the east municipal boundary, greater ROW widths 
are available (or could be available) and therefore do not provide the same challenge that the Port 
Credit and Cawthra Road to Greaves Avenue sections pose. 
 
A series of cross-section alternatives were developed and assessed for use in the short term 
(based on bus transit in mixed traffic) and long term (with LRT east of Hurontario Street). Many 
of the more desirable options were not feasible due to inadequate ROW availability. One of the 
main ROW challenges was to accommodate cyclists more safely than the current situation 
without adversely impacting space requirements for vehicles, pedestrians and streetscaping. 
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Lane Widths 
In order to better accommodate bicycles and in some scenarios transit, lane widths on Lakeshore 
Road were reduced in the short and long term functional designs. Typically 3.35 m lanes were 
used (3.0 m for left turn lanes) except for the locations where sharrows are proposed in wider 4.0 
m curb lanes.  
 
Centre Two-Way-Left-Turn-Lane (CTWLTL) 
The existing CTWLTL in place between Seneca Avenue and the east municipal boundary 
provides a measurable and significant safety advantage compared with a scenario of having no 
left turn storage. In the future, should it be possible to reduce the frequency of access points 
along this stretch, it may be possible to implement a raised median with channelized left turns at 
the remaining access points to provide a further safety advantage over the CTWLTL. This would 
also have the advantage of providing better definition (delineation) for pedestrians.  
 
In the long term plan, the CTWLTL would have to be removed in the section east of Greaves 
Avenue as it would be replaced by an LRT in an exclusive ROW along the centre of the road. In 
the long term plan west of Greaves Avenue, left turn pockets could potentially be made between 
the tracks, or more likely the left turns would take place on the tracks (delaying transit). More 
analysis would be needed to determine the appropriate solution at specific locations. 
 
Bicycle Plan 
The Mississauga Cycling Master Plan was recently completed which has highlighted Lakeshore 
Road as a future on-street bicycle facility. Input from this study will help determine how cycling 
will be accommodated.  
 
This study has determined that a wide curb lane with sharrows is the near term preferred 
application through the areas with a narrow right of way – from Broadview Avenue to Greaves 
Avenue.  
 
The exception being a small section between Seneca Avenue and Cawthra Road that is able to 
accommodate on-street bicycle lanes; however, this will require a 2 metre widening of the road 
pavement which appears to be feasible given the 31 metre ROW available. Again east of Greaves 
Avenue to the municipal boundary, on-street bicycle lanes are recommended which would 
require a road widening on both sides.  
 
The long term functional plan shows on-street bicycle lanes throughout the corridor, this is made 
possible by an assumption that on-street parking (on one side of the road) through Port Credit 
may ultimately be removed and may be replaced with off-street parking lots / garages. 
 
Although not explicitly assessed in this study, bicycle lanes are also suggested for the section of 
Lakeshore Road between Clarkson and Port Credit (Johnson’s Lane to Shawnmarr Road) as a 
result of higher vehicular speeds and the availability of a wider ROW. 
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Credit River Bridge 
The Credit River Bridge will need widening to accommodate a relocation of bicycles from the 
street to the current sidewalks. A number of structural alternatives to achieve this will need to be 
investigated further in a Class Environmental Assessment (EA) study. 
 
On-Street Parking 
Current on-street paid parking in Port Credit provides an important support function to the 
commercial core and tourist area of Port Credit. Over the longer term, there may come a time 
when changes in modal usage may reduce the need for on-street parking. There is also a parking 
management plan underway for the Port Credit area that includes among other things an 
examination of the feasibility of replacing a portion of the on-street parking supply with off-
street / side street parking. 
 
In the meantime, as long as 4 traffic lanes are required and on-street parking is present, it is 
extremely difficult to provide either on-street bicycle lanes or higher order transit through Port 
Credit.  
 
A strategic parking plan for the Lakeshore Road corridor through Lakeview is currently 
underway which will set the parking framework for this area. 
 
Although the near term recommended plan for the corridor includes retention of the existing 
parking spaces, in order to provide more opportunity for other modes, at least one side of the on-
street parking may need to be replaced by adequate and convenient off-street parking. This 
provides a longer term challenge and is reflected in the long term plan which includes bicycle 
lanes with parking on the south side only. This results in the removal of 88 on-street parking 
spaces on the north side. 
 
Recommended Plans 
Two design plans were developed for the corridor. One is considered to be a long term plan 
which includes the LRT and also removal of on-street parking from one-side of the road, while a 
near term option was developed which did not consider LRT but maintained the on-street 
parking.  
 
Near Term Plan 
The basic cross-section alternative selected for the near term option through Port Credit and 
another narrow ROW section east of Cawthra Road is shown below in Exhibit E1. 
The cross-section includes the addition of sharrows in a 4 m curb lane and involves a slight 
modification of the existing cross-section (mainly a reduction in vehicular lane and parking 
widths) to accommodate a wide curb lane for sharrows to better accommodate cyclists. For areas 
with a wider ROW, between Greaves Avenue and Cawthra Road and again east of Greaves 
Avenue to the municipal boundary, on-street bicycle lanes are included instead of sharrows. 
Minor curb adjustments are required to implement the cycling facilities. 
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Note: Subject to further review including Community consultation and 
preliminary design. 
 
The functional design for this near term option is shown in the upper half of Plates 1 through 20 
at the back of this report.  
 
Long Term Option 
Between Hurontario Street and Greaves Avenue , due to the constricted ROW sections, the basic 
cross-section alternative selected for the long term option is LRT in mixed traffic (e.g. similar to 
Queen St / King St. in Toronto). East of Greaves Avenue to the east municipal boundary, LRT 
on its own ROW is feasible. A short section between Seneca Avenue and Cawthra Road could 
also have accommodated LRT, but the section is too short to accommodate a transition to and 
from LRT / mixed traffic. Bicycle lanes are shown throughout the corridor. This is made possible 
through the 26.2 m ROW sections by removing parking on the north side (choice of the north 
side was arbitrary). The recommended typical cross-section for the long term between 
Hurontario Street and Greaves Avenue is shown below in Exhibit E2. 
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Note: Subject to further review including Community consultation and 
preliminary design. 
 
The functional design for the long term option is shown in the lower half of Plates 1 through 20 
at the back of this report.  
 
Implementation 
 
Near Term 
To implement near term changes, including curb adjustments required for cycling facilities, it is 
anticipated this would occur in phases as part of the Transportation and Works Department road 
rehabilitation / reconstruction program. These minor curb adjustments are required to 
accommodate the on-road bicycle facilities (sharrows / bike lanes) based on the assumption that 
traffic lanes will be maintained at a minimum width of 3.25 m to 3.35 m in width. 
 
Notwithstanding the above, there may be an opportunity to implement cycling on Lakeshore 
Road without curb adjustments. This would be accomplished by reducing the inside through lane 
to a width of 3.05 m to 3.10 m and widening the curb lane to 4.0 m with the addition of bicycle 
sharrow markings.  
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This appears to be feasible based on existing road plans but would need to be confirmed in the 
field. The reduced width would be subject to safety considerations, including but not limited to 
speed and access / intersection proximity. 
 
On the assumption that sufficient pavement width is available, these changes would be 
implemented through the road resurfacing program or independently when appropriate through 
the removal and re-application of the pavement markings. 
 
Long Term 
The long term plan proposes an LRT system operating in mixed traffic through Port Credit (west 
of Greaves Avenue) and in a dedicated ROW east of Greaves Avenue. In this light, an 
adjustment to the ROW from the existing 35 m to 44.5 m (44.5 m is currently available through 
this section of Lakeshore Road, with the exception of property fronting the OPG and 
Metropolitan Toronto and Region Conservation Authority lands) will be required. There is no 
time frame at this point for the study required for the consideration of an LRT system. This 
information is important with regard to the implementation of future curb adjustments relative to 
the ROW needs for on-road bicycle lanes in the absence of an LRT system. 
 
The long term plan also assumes implementation of on-road bicycle lanes throughout the 
corridor which will impact on-street parking through Port Credit (Broadview Avenue to Seneca 
Avenue). The study concludes that parking would need to be eliminated from one side of the 
road and relocated to side streets and / or new surface parking lots. On-street parking will be an 
issue even if an LRT system is not implemented, since the LRT is proposed to operate in mixed 
traffic through Port Credit. It is the addition of the on-road bicycle lanes that will precipitate the 
need for changes. Additional parking information is anticipated in 2011 upon completion of a 
parking management plan currently underway in Port Credit. 
 
The study speaks to the ultimate removal of the centre turn lane from Seneca Avenue to the east 
City boundary and its replacement with a dedicated LRT ROW. This will require a detailed 
review of the feasibility of access consolidation throughout this section of Lakeshore Road. 
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OTHER INFORMATION:  Credits 
 

Figure 
# Description Source 

1 Cawthra-Elliot Estate (left photo) and Lakeview Park School (right 
photo) 

City of Mississauga (Adiseshan 
Shankar, ASAP Photography) 

2 Lakeview Area Statistics 
City of Mississauga, Planning and 
Building Department, Policy Planning, 
Information Planning 

3 Lakeview Place-making Workshop, Lakeview Golf Course City of Mississauga (BMI|Pace 
Architects) 

4 

(a) Lakefront Promenade (Reconnect Lakeview); 
 

(b) Detached dwelling in Lakeview (Create Distinct Neighbourhoods); 
 
(c) Downtown Oakville (Support Complete Communities); 
 
(d) Waterfront Trail in Lakeview (Promote Community Health); 
 
(e) Lakefront Promenade (Support Social Well-Being); and 
 
(f) Cooksville Creek (Achieve Leadership in Sustainability). 

 
(a), (d), and (e) City of Mississauga 
(Adiseshan Shankar, ASAP 
Photography) 
 
(b) and (f) Karin Phuong (City of 
Mississauga) 
 
(c) Irena Rostkowska (City of 
Mississauga) 

 

5 Detached dwelling in Lakeview Karin Phuong (City of Mississauga) 

6 Lakeshore Road East in Lakeview City of Mississauga (Adiseshan 
Shankar, ASAP Photography) 

7 Landscape area at 1535 Lakeshore Road East Sharon Mittmann (City of Mississauga) 

8 Mississauga Senior Citizens’ Centre (left photo) and Greenway Lodge 
Retirement Home (right photo) 

Left photo,  City of Mississauga 
(Adiseshan Shankar, ASAP 
Photography) 
 
Right photo, Karin Phuong (City of 
Mississauga) 

9 Adamson Estate Karin Phuong (City of Mississauga) 

10 Waterfront Trail in Lakeview Karin Phuong (City of Mississauga) 

11 Lakeshore Road East City of Mississauga (Adiseshan 
Shankar, ASAP Photography) 

12 Small Arms Inspection Building at 1352 Lakeshore Road East Karin Phuong (City of Mississauga) 

13 

(a) 885 Lakeshore Road East (top left photo) 
 
(b) Townhouses on Northmount Avenue (top right photo) 
 
(c) Apartment on Greaves Avenue 
 
(d) Plex in Lakeview (Bottom centre photo) 
 
(e) Caven Street (Bottom right photo) 

 
(a) and (d) Karin Phuong (City of 
Mississauga) 
 
(b) and (c) City of Mississauga 
(Adiseshan Shankar, ASAP 
Photography) 
 
(e) Sharon Mittmann (City of 
Mississauga) 

14 Businesses in Lakeview’s Employment Area – on Rangeview Road 
(left photo) and on Lakeshore Road East (right photo) 

Karin Phuong (City of Mississauga) 
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DATE: 

TO: 

FROM: 

SUBJECT: 

Clerk's Files 

Originator's 

Corporate 
Report 

Files BL.09-COM 

January 14, 2014 

Chair and Members of Planning and Development Committee 
Meeting Date: February 3, 2014 

Edward R. Sajecki 
Commissioner of Planning and Building 

Information Report 
Proposed Housekeeping Amendment -
Mississauga Zoning By-law 0225-2007 
City of Mississauga 
Bill 51 

Public Meeting Wards 1-11 

RECOMMENDATION: That the Report dated January 14,2014, from the Commissioner of 

Planning and Building regarding a proposed Housekeeping 

Amendment to Zoning By-law 0225-2007, be received for 
information and notwithstanding planning protocol, that the 
Supplementary Report be brought directly to a future Council 
meeting. 

BACKGROUND: Mississauga Zoning By-law 0225-2007 was passed by Council on 
June 20, 2007. To ensure the Zoning By-law remains up-to-date, 

regular Housekeeping Amendments are prepared for City-initiated 

amendments to the Zoning By-law. In some instances, an 
Amendment may be required to address issues with interpretation 
of the By-law that arise in between the preparation of the larger 
Housekeeping Amendments. 
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Planning and Development Committee - 2-
File: BL.09-COM 

January 14, 2014 

COMMENTS: 

FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

Since the latest Housekeeping Amendment was approved in 

December 2013, it was noted that the current definition of 

"Overnight Accommodation" does not permit ensuite kitchens as 

part of an overnight accommodation use. Private kitchens located 

in hotel suites are widely permitted in a number of other 
municipalities, including Ottawa and Toronto. Further, All-suite 
hotels are a growing occurrence in the hotel industry. 

The revised definition allows suites in hotels in Mississauga, but 

ensures that a differentiation is made between an all-suite hotel and 

an apartment dwelling unit, as both have similar definitions and 

characteristics, but are intended for very different uses. The 
revised definition is noted below, and the draft By-law is attached 

to this Report as Appendix I -1. 

Overnight Accommodation - means a building, structure or part 
thereof, used for the purpose of providing temporary 
accommodation, that contains at least twenty (20) bedrooms or 
suites, or any combination thereof, for transient guests, and may 
contain accessory uses, such as a general kitchen and dining area, 
meeting rooms, convention and banquet facilities, personal 
service establishments and recreational facilities. 

Not applilable. 
I 

Once the public meeting has been held, the Planning and Building 

Department will be in a position to make a recommendation 
regarding this amendment. Given the nature of the proposed City

initiated amendment to the Zoning By-law, it is recommended that 
notwithstanding planning protocol, the Supplementary Report be 

brought direct! y to a future Council meeting. 

Appendix 1-1: Draft Zoning By-law to amend Zoning By-law 
0225-2007 

~~~ -·-== , ~ 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Lisa Christie, Planning Services Centre Planner 

~~LAN\DEVCONTL\GROUP\ WPDAT A \PDC 1 \BL.09-COM.GenAmend.lc.so.docx. 

~ 
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A by-law to amend By-law Number 0225-2007, as amended. 

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

amended, the council of a local municipality may pass a zoning by-law; 

NOW THEREFORE the Council of The Corporation of the City of Mississauga 

ENACTS as follows: 

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

By-law, is amended by amending the definition of "Overnight Accommodation" in 

Section 1.2 as follows: 

Overnight 
Accommodation 

means a building. structure or part thereoL used for the puqJose of 
SHflfllyiRg feeEl tmEl/erprovicling temporary~ atcommodation, 
that contains at least tw(>nty (20) bedrooms or suites, or any 
combination thereof, for transient guests, and may contain,arui 
accessor~ uses. such as lmt Ret limiteEl te, a general kitchen and dining 
area, mcdill:::!- rooms, convention and banquet lncilities, personal 
sen·ice establishments and recreational tacilitics. 

ENACTED and PASSED this _____ day of ___________ 2014. 

MAYOR 

CLERK 

Page 1 of2 

APPENDIX I-1 
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APPENDIX "A" TO BY-LAW NUMBER -------------------

Explanation ofthe Puroose and Effect ofthe By-law 

This By-law amends Mississauga Zoning By-law 0225-2007 by modifying and expanding 

the definition of"Ovemight Accommodation". 

Location ofLands Affected 

All lands in the City of Mississauga. 

Further information regarding this By-law may be obtained from Lisa Christie of the City 

Planning and Building Department at 905-615-3200 ext. 5542. 

K:\PLAN\DEVCONTL\GROUP\ WPDAT A \BYLA WS\BL.09-COM-Ovemight Accommodation definition.lc.docx 

Page 2 of2 
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MISSISSAUGA c 0 rpora te 
/Jli.·Report 

Clerk's Files 

Originator's 

Files OZ 13/014 W10 
T-M13004 W10 

DATE: 

TO: 

FROM: 

SUBJECT: 

January 14, 2014 

Chair and Members of Planning and Development Committee 
Meeting Date: February 3, 2014 

Edward R. Sajecki 
Commissioner of Planning and Building 

Information Report 
Rezoning and Draft Plan of Subdivision Applications 
To permit 15 detached dwellings 
6565 Ninth Line 
East side of Ninth Line, south of Derry Road West 
Owner: Argo Trail Corporation 
Applicant: Weston Consulting 
Bill 51 

Public Meeting Ward 10 

RECOMMENDATION: That the Report dated January 14, 2014, from the Commissioner of 
Planning and Building regarding the application to change the 
Zoning from "R1" (Detached Dwellings- Typical Lots) to "R4-
Exception" (Detached Dwellings - Typical Lots) under file 

REPORT 
HIGHLIGHTS: 

OZ 13/014 W10 and a Draft Plan of Subdivision to permit 15 
detached dwellings under file T-M13004 W10, Argo Trail 

Corporation, 6565 Ninth Line, be received for information. 

• The applications are to allow for the development of 15 
detached dwellings and the extension of Berryman Trail as a 
public road. 

• Community concerns identified to date relate to insufficient 
parking, potential flooding and mitigation measures, vehicular 
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Planning and Development Committee -2-

File: OZ 13/014 WlO 
T-M13004 WlO 

January 14, 2014 

BACKGROUND: 

COMMENTS: 

access to Ninth Line and construction access. 

• Prior to the Supplementary Report, matters to be addressed 
include the appropriateness of the proposed Zoning By-law 
amendment and Draft Plan of Subdivision and satisfactory 
resolution regarding buffer blocks, noise attenuation, drainage, 
stormwater management, grading, retaining walls, walkway 
connections and other design details. 

The above-noted applications have been circulated for technical 

comments and a community meeting has been held. 

The purpose of this report is to provide preliminary information on 

the applications and to seek comments from the community. 

Details of the proposal are as follows: 

Development Proposal 
Applications Received: September 25, 2013 

submitted: Deemed complete: October 25, 2013 

Number of 15 detached dwellings 
units: 

Net Density: 21.4 units/ha 

8.8 units/acre 

Maximum 2 storeys/10.7 m (35.1 ft.) 

Height: 

Anticipated 51* 

Population: *Average household sizes for all units 
(by type) for the year 2011 (city average) 

based on the 2008 Growth Forecasts for 

the City of Mississauga. 

Supporting Planning Justification Report 

Documents: Draft Plan of Subdivision 

Aerial/Context Plan 

Survey 
Servicing Plans 

Parking Plan 

Phase 1 Environmental Site Assessment 
Functional Servicing Report 
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Planning and Development Committee - 3 -

File: OZ 13/014 W10 
T-M13004 W10 

January 14, 2014 

Development Proposal 
Noise Control Feasibility Study 
Stage 1-2 Archeological Assessment 
Tree Inventory, Preservation Report and 
Plan 

Site Characteristics 

Frontage: 121.9 m (399.9 ft.) along Ninth Line 

Depth: 61.3 m(201.1 ft.) 

Net Lot Area: 0.57 ha (1.41 ac.) 

Existing Use: Vacant 

Abutting Lands 

Blocks 370, 371 and 372 on Registered Plan 43M-1052, located on 
the abutting lands to the east, form the temporary turning circle at 
the end of Berryman Trail (see Appendix 1-5). Blocks 373, 374 
375, on Registered Plan 43M-1052 are remnant residential 
dwelling blocks on the abutting lands that are currently being held 
by the City in escrow until Berryman Trail is permanently 
constructed. The completion of Berryman Trail will allow the 
development of Blocks 370 to 375, inclusive, for 3 detached 
dwellings. The applicant is seeking to purchase these lands from 
the owner of the abutting lands in order to build the dwellings at 
the same time as the proposed plan of subdivision that is subject of 

this application. 

Additional information is provided in Appendices 1-1 to 1-11. 

Neighbourhood Context 

The subject property is located in the Lisgar Neighbourhood 
Character Area and is surrounded by an existing low density 
residential neighbourhood and community uses. The subject site is 
vacant and relatively flat. Information regarding the history of the 
site is found in Appendix 1-1. 
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File: OZ 13/014 W10 
T-M13004 W10 

January 14, 2014 

The surrounding land uses are described as follows: 

North: Detached dwellings 
East: Detached dwellings, Lisgar Middle School, Lisgar Fields 

(City Park P-359) 
South: Montessori school and semi-detached dwellings 
West: Across Ninth Line, vacant lands and a Union Gas facility 

Official Plan 

Mississauga Official Plan (2012) was adopted by City Council on 
September 29, 2010 and partially approved by the Region of Peel 
on September 29, 2011. The Plan was appealed in its entirety; 
however, on November 14, 2012 the Ontario Municipal Board 
issued a Notice of Decision approving Mississauga Official Plan, 
as modified, save and except for certain appeals which have no 
effect on the subject applications. 

Current Mississauga Official Plan Designation and Policies for 
the Lisgar Neighbourhood Character Area (November 14, 2012) 

"Residential Low Density II" which permits detached, semi
detached and duplex dwellings, triplexes, street townhouses and 
other forms of low-rise dwellings with individual frontages. 

The applications are in conformity with the land use designation 
and no official plan amendment is proposed. 

Existing Zoning 

"R1" (Residential- Detached Dwellings- Typical Lots), which 
permits detached dwellings on lots with frontages of 22.5 m 
(73.8 ft.) and minimum lot areas of 750m2 (8,072.9 sq. ft.). 

Proposed Zoning By-law Amendment 

"R4 - Exception" (Residential - Detached Dwellings - Typical 
Lots), to permit detached dwellings in accordance with the 
proposed zone standards contained within Appendix I-10. 
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Planning and Development Committee - 5 -

File: OZ 13/014 W10 
T-M13004 W10 

January 14, 2014 

Buffer blocks may be required immediately adjacent to Ninth Line 

for separation, noise attenuation and landscaping purposes. The 
"B" (Buffer) zone is the most appropriate zoning category. A 

determination for their inclusion will be made prior to the 

preparation of the Supplementary Report. 

Further, the proposal will require relief from_ Council approved 
resolution CPD 121-91, which requires 3 on-site parking spaces 

per unit for lot frontages less than 12.0 m (39.4 ft.). 

COMMUNITY ISSUES 

A community meeting was held by Ward 10 Councillor, 
Sue McFadden on October 2, 2013. Residents expressed concerns 

regarding potential flooding and mitigation measures, vehicular 
access to Ninth Line and construction access. In addition, one 
letter was received from an area resident expressing concerns with 

respect to insufficient parking and the proposed minimum lot 

frontage and area zoning standards. 

Issues raised by the Community will be addressed in the 
Supplementary Report. 

DEVELOPMENT ISSUES 

Agency comments are summarized in Appendix I-8 and school 

accommodation information is contained in Appendix I -9. Based 
on the comments received and the applicable Mississauga Official 
Plan policies, the following matters will have to be addressed: 

• Satisfactory arrangements regarding buffer blocks, noise 

attenuation, drainage, stormwater management, grading, 

retaining walls, walkway connections and other design details; 

• Arrangements for the construction and dedication of the 
extension of Berryman Trail as a local residential public road 

by way of a servicing agreement; and 

• Arrangements for the dedication of a road widening and 0.3 m 

(1 ft.) reserve along Ninth Line. 
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File: OZ 13/014 W10 
T -Ml3004 Wl 0 

January 14, 2014 

FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

OTHER INFORMATION 

Development Requirements 

In conjunction with the proposed development, there are certain 
other engineering matters with respect to servicing, grading, 

road construction and stormwater which will require the 
applicant o enter into appropriate agreements with the City, the 
details of which will be dealt with during the processing of the plan 

of subdivision. 

Development charges will be payable in keeping with the 

requirements of the applicable Development Charges By-law of 
the City as well as financial requirements of any other official 
agency concerned with the development of the lands. 

Most agency and City department comments have been received 

and after the public meeting has been held and all issues are 
resolved, the Planning and Building Department will be in a 

position to make a recommendation regarding these applications. 

Appendix I -1 : Site History 
Appendix I-2: Aerial Photograph 

Appendix I-3: Excerpt ofLisgar Neighbourhood Character Area 

Land Use Map 

Appendix I -4: Excerpt of Existing Land Use Map 
Appendix I-5: Draft Plan of Subdivision 

Appendix I-6: Concept Plan Rendering 

Appendix I-7: Elevations 
Appendix I-8: Agency Comments 

Appendix I-9: School Accommodation 
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Appendix I-1 0: Proposed Zoning Standards 
Appendix I -11 : General Context Map 

Edward R. Sajecki 
Commissioner of Planning and Building 

File: OZ 13/014 W10 
T-M13004 W10 

January 14, 2014 

Prepared By: Antonia Krijan, Development Planner 

f:IPLAN\DEVCONTLIGROUP\WPDAT A \PDCI\2014\0Z 13014 & TMI3004.inforeport.Jan.9.20 14.ak.cr.so .. doc 
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Argo Trail Corporation 

Site History 

Appendix 1-1 

Files: OZ 13/014 W10 
T-M13004 W10 

• July 13, 2005- Harvest Fellowship Baptist Church applied for site plan approval under 

file SP 05/218 W1 0 to permit a place of religious assembly in the existing detached 
dwelling. The site plan application was cancelled on April 3, 2006. 

• June 20, 2007- Zoning By-law 0225-2007 came into force except for those sites 

which have been appealed. The subject lands are zoned "R1" (Detached Dwelling

Typical Lots). 

• April 7, 2008- St. Jude's Academy Private School applied for a building permit which 

was cancelled on April3, 2012. 

• August 8, 2011 - Mississauga International Baptist Church applied for site plan 

approval under file SP 11/134 W10 to permit the construction of a new 906.6 m2 

(9,758.6 sq. ft.) place of religious assembly. The application was cancelled on 

September 13, 2013. 

• March 28, 2012- A demolition permit was issued for the existing· detached dwelling. 

• November 14, 2012- The Ontario Municipal Board approved Mississauga Official 
Plan except for those policies under appeal. The subject lands are designated 
"Residential Low Density II" in the Lisgar Neighbourhood Character Area. 
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ELEVATIONS APPENDIX 1-7 

11 M (36FT.) SINGLE DETACHED LOT ELEVATION 

11.6 M (38FT.) SINGLE DETACHED LOT ELEVATION 

12.5 M (41 FT.) SINGLE DETACHED LOT ELEVATION 
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Argo Trail Corporation 

Agency Comments 

Appendix I -8, Page 1 

Files: OZ 13/014 W10 
T-M13004 W10 

The following is a summary of comments from agencies and departments regarding the 

applications. 

I Agency I Comment Date I Comment I 
Region of Peel The Developer will be required to enter into a Subdivision 
(November 20, 2013) Agreement with the local Municipality and the Region for the 

construction of municipal sewer and water associated with the 
lands. These services will be in accordance with the latest 
Region standards and requirements. Prior to the issuance of 

building permits for all lots and blocks, satisfactory 

arrangements must be made with the Regional Municipality of 

Peel with regard to water service applications and payments of 

the required connection charges. The Region will not accept 

payment for building permits until fire protection for the 
development is available and all securities for the development 
are in place. 

Dufferin-Peel Catholic Both School Boards responded that they are satisfied with the 
District School Board provision of educational facilities for the catchment area and, 
(November 7, 2013) as such, the school accommodation condition as required by 

Peel District School Board 
City of Mississauga Council Resolution 152-98 pertaining to 

(November 20, 2.013) satisfactory arrangements regarding the adequate provision and 
distribution of educational facilities need not be applied for 
these development applications. 

In addition, if approved, both School Boards also require that 
warning clauses regarding temporary school acco_mmodation 
and transportation arrangements be included in any Agreement 
of Purchase and Sale as well as the Development and/or 
Servicing Agreements. 
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Argo Trail Corporation 

I Agency I Comment Date 

City Community Services 
Department - Parks and 
Forestry Division/Park 
Planning Section 
(December 9, 2013) 

City Transportation and 
Works Department 
(December 18, 2013) 

Other City Departments and 
External Agencies 

Appendix I-8, Page 2 

Files: OZ 13/014 W10 
T-M13004 W10 

I Comment I 
Lisgar Fields (P-359), zoned OS1, is located 235m (771 ft.) 
from the site and contains a play site, ball diamond, basketball 
hoops, soccer fields and tennis courts. 

Prior to registration, street tree contributions for Berryman 
Trail, Ninth Line and Worthview Place will be required, in 
addition to buffer planting along Ninth Line. 

Further, prior to the issuance of building permits, for each lot 
or block, cash-in-lieu for park or other public recreational 
purposes is required pursuant to Section 42(6) of the Planning 
Act (R.S.O. 1990, c.P. 13, as amended) and in accordance with 
City Policies and By-laws. 

This Department confirmed receipt of a Functional Servicing 
Report, Phase 1 Environmental Site Assessment, and Noise 
Control Feasibility Study, which are currently under review. 
Notwithstanding the findings of these reports, additional 
technical details have been requested confirming the 
compatibility with the adjacent lands and revisions to the 
proposed cross-sectional detail incorporating the required noise 
buffer block to accommodate the acoustic berm/fence barrier 
adjacent to Ninth Line. 

Further detailed comments/conditions will be provided prior to 
the Supplementary Meeting pending receipt and review of 
the foregoing. 

The following City Departments and external agencies offered 
no objection to these applications provided that all technical 
matters are addressed in a satisfactory manner: 

- Heritage Planning, Culture Division, Community Services 

Department 

- Mississauga Transit 

- Rogers Cable 

- Canada Post 

'· 
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Argo Trail Corporation 

I Agency I Comment Date 

Appendix I-8, Page 3 

Files: OZ 13/014 W10 
T-M13004 W10 

I Comment I 
- Enersource 

- Bell Canada 

- Halton Region, Planning Services 

- Town of Milton 

The following City Departments and external agencies were 

circulated the applications but provided no comments: 

- City Community Services Department- Fire and 
Emergency Services Division 

- Conseil Scolaire de District Catholique Centre-Sud 
- Conseil Scolaire de District Centre-Sud-Ouest 
- Ministry of Transportation 
- Union Gas Limited 
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Argo Trail Corporation 

Appendix I -9 

Files: OZ 13/014 W10 
T-M13004 W10 

School Accommodation 

The Peel District School Board 
The Dufferin-Peel Catholic District School 
Board 

• Student Yield: • Student Yield: 

3 Kindergarten to Grade 5 2 Junior Kindergarten to Grade 8 
2 Grade 6 to Grade 8 1 Grade 9 to Grade 12/0AC 
2 Grade 9 to Grade 12/0AC 

• School Accommodation: • School Accommodation: 

Trelawny Elementary Public School St. Simon Stock Catholic Elementary 
School 

Enrolment: 353 
Capacity*: 389 Enrolment: 414 
Portables: 0 Capacity: 584 

Portables: 0 
Lis gar Middle School 

Our Lady of Mount Carmel Catholic 
Enrolment: 672 Secondary School 
Capacity*: 688 
Portables: 16 Enrolment: 1753 

Capacity: 1320 
Meadowvale Secondary School Portables: 16 

Enrolment: 1,319 
Capacity*: 1,497 
Portables: 0 

* Note: Capacity reflects the Ministry of 
Education rated capacity, not the Board rated 
capacity, resulting in the requirement of 
portables. 
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Argo Trail Corporation 

Zoning By-law Standards 

Existing "R1" "R4" Zoning 
Zoning Standards Standards 

Permitted Use Detached Dwellings Detached Dwellings 

Minimum Lot Area - 750m2 365m2 

Interior Lot (8,072.9 sq. ft.) (3,928.8 sq. ft.) 

Minimum Lot 
22.5m 12.0m 

Frontage-
(73.8 ft.) (39.4 ft.) 

Interior Lot 

Minimum Interior 
1.8 m (5.9 ft.) on the 

Side Yard-
one side of the lot and 

1.2 m (3.9 ft.) 
4.2 m (13.8 ft.) on the 

Interior Lot 
other side 

Maximum Lot 
25% 40% 

Coverage 

Appendix I-1 0 

Files: OZ 13/014 W10 
T-M13004 W10 

Proposed 
"R4 -Exception" 
Zoning Standards 

Detached Dwellings 

308m2 

(3,315.3 sq. ft.) 

11.0 m 
(36.1 ft.) 

1.2 m (3.9 ft.) on one 
side of the lot and 
0.61 m (2ft.) on the 
other side 

45% 
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DATE: 

TO: 

FROM: 

SUBJECT: 

Clerk's Files 

Originator's 

Corporate 
Report 

Files CD.21.AMA W4 

January 14, 2014 

Chair and Members of Planning and Development Committee 
Meeting Date: February 3, 2014 

Edward R. Sajecki 

Commissioner of Planning and Building 

Official Plan Amendment and Rezoning 
To permit revisions to the Parkside Village Master Plan 
to redeploy density resulting from the addition of 
Square One Drive 
Part of Lot 19, Concession 2, N.D.S. 
West side of Confederation Parkway, north of 
Burnhamthorpe Road West 
Owner: Amacon Development (City Centre) Corp. 
Applicant: City of Mississauga 
Bill 51 

Supplementary Report Ward4 

RECOMMENDATION: That the Report dated January 14,2014, from the Commissioner of 
Planning and Building recommending approval of the applications 

under File CD.21.AMA W4, Amacon Development (City Centre) 

Corp., Part of Lot 19, Concession 2, N.D.S., be adopted in 

accordance with the following: 

1. That notwithstanding that subsequent to the public meeting, 

changes to the amendments have been proposed, Council 
considers that the changes do not require further notice and, 
therefore, pursuant to the provisions of subsection 34(1 7) of 

the Planning Act, R.S.O. 1990, c.P.13, as amended, any 
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Planning and Development Committee -2-
File: CD.21.AMA W4 

January 14, 2014 

REPORT 

HIGHLIGHTS: 

further notice regarding the proposed amendment is hereby 

waived. 

2. That the application to amend Mississauga Official Plan from 

"Public Open Space" to "Downtown Mixed Use" and "Public 

Open Space", as amended, and to add a new Minor Collector 
road (Square One Drive), be approved, as per Appendix S-3 
of this Report. This amendment will permit revised park 

limits and add a new road. 

3. That the application to change the Zoning from "CCOS" (City 

Centre- Open Space) to "CC4-5" (City Centre- Mixed Use) 

and "CCOS" (City Centre- Open Space), as amended, and 
change the CC4 (City Centre- Mixed Use) zoning provisions 

to permit revised tower placement, heights and floor plates, be 
approved in accordance with Appendix S-4 of this Report. 

4. That Legal Services be directed to prepare an amendment to 

the Agreement dated December 14, 2005, relating to the 

Urban Design Control Document to incorporate the revisions 
as per Appendix S-5, to accommodate the revised master 
plan. 

5. That the decision of Council for approval of the rezoning 
application be considered null and void, and a new 

development application be required unless a zoning by-law is 

passed within 18 months of the Council decision. 

• Since the Public Meeting on October 15,2012 the City has 

held many meetings with the owner (Amacon Development 

(City Centre) Corp. to determine the means of acquiring the 
lands to accommodate the extension of Square One Drive; 

• A Section 30 Agreement under the Expropriations Act is to be 

executed, following all planning approvals mentioned in the 

Recommendations of this Report, in order to transfer the 

Square One Drive lands to the City; 

• As more than 9 months have lapsed since the Public Meeting, 

the public have been re-notified of this meeting and 
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Planning and Development Committee - 3 -
File: CD.21.AMA W4 

January 14, 2014 

BACKGROUND: 

Supplementary Report. 

• This report provides responses to the public comments 

received and outlines the recommendations for approval of 

revisions to the Official Plan and Zoning By-law to 
accommodate the revised master plan. 

A public meeting was held by the Planning and Development 

Committee on October 15, 2012, at which time a Planning and 

Building Department Information Report (Appendix S-1) was 

presented and received for information. 

At the public meeting, the Planning and Development Committee 

passed Recommendation PDC-0061-2012 which was subsequently 
adopted by Council and is attached as Appendix S-2. As more 

than 9 months have passed since the Public Meeting, full notice 

has been sent regarding this Supplementary Report and meeting. 

On January 16, 2013 Council passed the By-law to remove the "H" 

Holding symbol from Phase 2 of the Parkside Village Subdivision 
(T-M04001 W4) as the required Development and Servicing 
Agreements were approved on November 14, 2012. 

Further to the Downtown21 Master Plan, the City of Mississauga 

has held many discussions with Amacon Development (City 
Centre) Corp., the owner of the subject lands, to explore the 

acquisition of a new road (Square One Drive extension) from 
Confederation Parkway to Rathburn Road West. The owners and 
the City have now come to an agreement for the transfer of the 
Square One Drive lands to the City as per the terms of a Section 30 

Agreement under the Expropriations Act, which takes the place of 

the Density Transfer and Road Dedication Agreement mentioned 

within the Information Report. With the terms of this agreement 
established, the City is recommending that the Official Plan and 

Zoning By-law be amended to accommodate the revised Parkside 

Village Master Plan, the details of which were outlined in the 
Information Report (see Appendix S-1). 

There have been changes to the Zoning By-law amendment from 
the version within the Information Report in order to incorporate 
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Planning and Development Committee -4-
File: CD.2l.AMA W4 

January 14, 2014 

COMMENTS: 

the latest site plan designs (see Appendix S-4 for the revised draft 

By-law). 

See Appendix S-1 - Information Report prepared by the Planning 

and Building Department. 

COMMUNITY ISSUES 

Comment 

Concern was raised with revised tower location and height 

transition within Block 1, and how it may block views and shadow 
the existing apartment towers to the north (see Appendices 1-5 and 
1-6 within Appendix S-1 of this report). 

Response 

The existing master plan and Zoning By-law allows for two towers 

at maximum heights of 35 storeys (closest to Confederation 

Parkway) and 18 storeys (closest to the Enersource Hydro Station) 
at zero setback to the property line with 330 and 350 Rathburn 
Road West, and a total of 7 towers within Block 1. The revised 

plan, which incorporates Square One Drive, proposes that these 

two towers be removed and a total of 5 towers be permitted within 
Block 1 set back a minimum of23.5 m (77ft.) from the property 
line. The only tower within 23.5 m (77 ft.) is proposed to be 20 
storeys versus 35 storeys at zero setback in the previous plan, 

however it is shifted further west from Confederation Parkway to 

provide sufficient distance separation from the tower to the south. 

As a result of the reduced block size, the loss of two towers and the 

need for minimum separation distances between towers, some of 
the other tower heights have increased with original towers 
le ( 18 storeys), 1 f (25 storeys) and 1 g ( 18 storeys), now proposed 

to be 24 storeys, 34 storeys, and 24 storeys respectively. 

An updated Shadow Study has been provided for the revised 

proposal which concludes that the revised plan provides for 
reduced shadow impacts. 
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Planning and Development Committee 

Comment 

- 5 -
File: CD.21.AMA W4 

January 14, 2014 

There was concern with the potential for road noise and potential 

lighting impacts from traffic lights that might be located at 

Confederation Parkway and Square One Drive. 

Response 

Due to the proximity of major roads such as Rathburn Road West 

and Confederation Parkway, and Highway 403, traffic noise 
already exists within the immediate area. Traffic noise from the 

proposed Square One Drive (a minor collector) will not exceed the 

background noise levels from the existing major roads in the 
vicinity. Traffic lights will be installed at the intersection when 

traffic levels warrant it for safety and traffic purposes and must be 

located at heights and locations required by Ministry of 

Transportation standards. 

Comment 

There was concern that residents and visitors of the Amacon 
Parkside Village subdivision may park on Wallenberg Crescent 

(existing neighbourhood to the west) and walk through the linear 

park to the subject lands. 

Response 

Each development block within the Amacon Parkside Village 

subdivision must meet zoning requirements for resident, visitor, 
commercial and office parking before any building permits are 

issued. In addition, the streets within the Parkside Village 
subdivision have been designed to provide for on-street municipal 

parking within immediate proximity of the subject lands. There is 

no vehicular access connection between the Parkside Village 
subdivision and Wallenberg Crescent, only pedestrian walkways 

through surrounding parks. Should residents along Wallen berg 

Crescent wish to have on-street parking removed from their street 
they can submit a petition to Council to pass a By-law to eliminate 

on-street parking on their street. 
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Planning and Development Committee 

Comment 

- 6-
File: CD.21.AMA W4 

January 14, 2014 

Some residents wanted more forested/natural areas within park 
spaces, and some were concerned with crime in the parks. 

Response 

Detailed design has not been completed for the park blocks, 

however the desire for more forested/natural areas was forwarded 

to the Community Services Department. It should be noted that 
the intent is to have urban parks that have clear visibility to 

improve safety, and as such, Crime Prevention Through 
Environmental Design principles will be used in the design stage. 

Comment 

The Condominium Corporation for 330 and 350 Rathburn Road 
West (immediately to the north of the proposal) expressed 

concerns with the following: 

(a) the potential loss of their existing access to Confederation 
Parkway and impacts of potentially having only one access 

(Rathburn Road); 

(b) damages to their underground garage adjacent to their south 

property line and proposed Square One Drive; 

(c) potential impact on their electrical supply from the Enersource 

Hydro duct which runs immediately south of their lands and 

under the area for proposed Square One Drive; and, 

(d) the impact the proposed development would have on their 

storm sewer. 

Response 

Ward 4 Councillor Dale and Transportation and W arks and 
Planning staff met with the Condominium Board for 330 and 350 

Rathburn Road West to review the proposal and address any 
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Planning and Development Committee - 7-
File: CD.21.AMA W4 

January 14, 2014 

questions and concerns. The following responses are provided as a 

summary of the responses to the issues raised: 

(a) Prior to the extension of Square One Drive being built, the City 

will have to undertake an Environmental Assessment, which is 
a public process, in order to assess various options, issues and 
concerns. When the design is prepared for the road, the 
existing access from 330 and 350 Rathburn Road to 

Confederation Parkway will likely need to be relocated due to 

its close proximity to the proposed intersection and safety and 
access constraints. The access would then be relocated to 

Square One Drive with all costs covered by the City of 
Mississauga, not the condominium corporation; 

(b) Through the Environmental Assessment and detailed design, 

potential impacts on the existing underground parking garage 
will be reviewed to ensure appropriate protection and 

mitigation of damage; 

(c) The City is aware of the Enersource Hydro supply running 

below grade within a 5 m (16ft.) easement immediately south 
of330 and 350 Rathburn Road West, within the proposed 

right-of-way for Square One Drive. This easement and its 

hydro service will be maintained within the north boulevard 
and sidewalk for Square One Drive. 

(d) The proposed road will not drain into the storm drain for 3 3 0 

and 350 Rathburn Road West, and no additional stormwater 

impacts are anticipated. 

UPDATED AGENCY AND CITY DEPARTMENT 
COMMENTS 

Transportation and Works 

Comments updated January 6, 2014, state that within the 
Information Report comments dated September 12, 2012 indicated 

that the proposed density transfer within the Amacon plan, to 
accommodate the acquisition and construction of Square One 
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Planning and Development Committee - 8 -
File: CD.21.AMA W4 

January 14, 2014 

Drive west of Confederation Parkway, to ultimately intersect with 

a round-about at Rathburn Road, would have impact on the current 

location of the existing Enersource Mississauga (Confederation 
MS) hydro sub-station and the existing configuration of Zonta 
Meadows Park. 

These concerns and a number of impacts to the application and 
adjacent properties associated with the conceptual alignment for 

Square One Drive, as per the Downtown21 Master Plan have been 

evaluated, including the estimated costs. The Transportation and 
Works Department are satisfied with the proposed Section 30 

Expropriations Act Agreement between the applicant and the City 
for the acquisition of Square One Drive. The principles to be 

included within the agreement were presented to the General 

Committee of Council on December 4, 2013, modified in 

accordance with Recommendation GC-0669-20 13 and adopted by 

City Council on December 11, 2013. 

Community Services 

Comments updated January 7, 2014 from Community Services 
state that within the Information Report, comments dated 

September 12, 2012, this department had indicated that in exchange 

for the applicant retaining ownership of Block 4, the City would 
require a public easement over the entire block and the applicant is 

required to incur all the costs associated with the design and 
construction of this block, to the satisfaction of the City. 

Furthermore, the requirement for the applicant to dedicate an area 
of250 m2 (2,691 sq. ft), to be added to Block 3, Plan 43M-1808, 
for partial fulfilment of land for park or public recreational 
purposes is addressed in the proposed Section 30 Expropriation Act 

Agreement between the applicant and the City. The principles to 
be included in the agreement were presented to the General 

Committee of Council on December 4, 2013, modified in 
accordance with Recommendation GC-0669-20 13 and adopted by 
City Council on December 11, 2013. 
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PLANNING COMMENTS 

Official Plan 

File: CD.21.AMA W4 
January 14, 2014 

Mississauga Official Plan (20 12) was adopted by City Council on 
September 29, 2010 and partially approved by the Region of Peel 

on September 29, 2011. The Plan was appealed in its entirety; 

however, on November 14, 2012 the Ontario Municipal Board 

issued a Notice of Decision approving Mississauga Official Plan, 

as modified, save and except for certain appeals which have no 

effect on the proposed amendments. 

MOPA 8, which implements the vision of the Downtown21 Master 

Plan following the Interim Control By-law for the Downtown, was 

approved by Council on March 6, 2013 and is currently under 

appeal and not in force. 

The proposal requires an amendment to Mississauga Official Plan. 
Section 19.5.1 ofMississauga Official Plan provides criteria for 

evaluating site specific Official Plan Amendments. Each criterion 
is summarized below along with a discussion of how the proposed 
amendment addresses the intent of the criteria. 

Will the proposal adversely impact or destabilize the overall 
intent, goals and objectives of the Official Plan; and the 
development or functioning of the remaining lands which have 
the same designation, or neighbouring lands? 

These City initiated amendments for the addition of the new 
Square One Drive extension are fully in keeping with the intent, 

goals and objectives of the Official Plan to obtain a finer grained 
road network within the Downtown Core to provide for better 

connectivity. The reduced park block size from a 30 metre (98 ft.) 

frontage to a 20 metre ( 65 ft.) frontage between the urban 

townhomes will not impact adjacent lands, as this is a passive 
parkette which provides an open space connection and is not a park 

for programmed activities. 
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January 14, 2014 

FINANCIAL IMPACT: 

Are the lands suitable for the proposed uses, and are the 
proposed land uses compatible with existing and future uses of 
the surrounding lands? 

There are no new land uses being introduced through these 

amendments, and the revised limits of development are appropriate 
and compatible with existing and surrounding lands. 

Is there adequate engineering services, community infrastructure 
and multi-modal transportation systems to support the proposed 
application? 

The proposed amendments will provide needed improvements to 

infrastructure though the addition of the Square One Drive 

extension providing a key east-west link into the Downtown Core. 

Has a planning rationale with reference to Mississauga Official 
Plan policies, other relevant policies, good planning principles 
and the merits of the proposed amendment in comparison with 
the existing designation been provided by the applicant? 

The proposed City initiated amendments are consistent with the 
goals and objectives of Mississauga Official Plan and MOPA 8 

which implements the Downtown21 Master Plan vision. 

Zoning 

The proposed "CC4-5" (City Centre- Mixed Use) and "CCOS" 

(City Centre - Open Space), as amended zone limits, and amended 
CC4 (City Centre- Mixed Use) zoning provisions, as outlined in 

Appendix S-4, are appropriate to accommodate a revised master 
plan with revised tower placement, heights and floor plates. 

Development charges will be payable in keeping with the 

requirements of the applicable Development Charges By-law of 
the City as well as financial requirements of any other official 
agency concerned with the development of the lands. 

Financial impacts regarding the acquisition and construction of 

Square One Drive were outlined to General Committee of Council 
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January 14, 2014 

CONCLUSION: 

on December 4, 2013, and modified in accordance with 

Recommendation GC-0669-20 13 and adopted by City Council on 

December 11, 2013. 

The creation of a finer street grid and improved connectivity is a 

fundamental cornerstone of the Downtown21 Master Plan to 

support growth in a more urban form. The extension of Square 
One Drive provides an important east-west routing alternative into 
the Downtown Core, particularly given the number of traffic 

constraints on Rathburn Road West through the addition of Bus 

Rapit Tranit (BRT), Light Rail Transit (LRT), and Multi-Use Trail 

(MUT). 

In accordance with subsection 34(17) of the Planning Act, R.S.O. 

1990, c.P. 13, as amended, Council is given authority to determine 

if further public notice is required. Since the change is to 
implement the latest design of the site plans by Amacon to not 

require a loading space for the urban townhomes within Blocks 3 

and 5 under SP 12/052 W4, and to allow for seasonal display of 

goods as well as minor height and setback adjustments for Block 7 

under SP 12/072 W 4, it is recommended that no further public 
meeting needs to be held regarding the proposed changes (see 

updated Zoning By-law within Appendix S-4). In addition, this 

report was given full circulation and notification as more than 9 

months have lapsed since the Public Meeting. 

The proposed Official Plan Amendment and rezoning are 

acceptable from a planning standpoint and should be approved for 

the following reasons: 

1. The proposed changes are compatible with the surrounding 

land uses by maintaining the same land uses and providing 
improved connectivity with the addition of Square One Drive. 

The revised master plan provides for fewer towers and better 

spacing to improve sun/shadow conditions, while increasing 
heights in areas deemed appropriate. 
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ATTACHMENTS: 

~t'ff\ 

2. The proposed Official Plan provisions and zoning standards 
are appropriate to accommodate the required changes and 

update the Parkside Village Master Plan. 

Appendix S-1 : Information Report 
Appendix S-2: Recommendation PDC-0061-2012 

Appendix S-3: Mississauga Official Plan Amendment Schedule 

Appendix S-4: Revised Draft Zoning By-law Amendment 

Appendix S-5: Revisions to Urban Design Control Document 

\ 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By: Jonathan Famme, Development Planner 

K:\PLAN\DEVCONTL\GROUP\WPDATA\PDC2\CD.21.AMA Supplementary.jf.pm.so.doc 



5 - 13

MISSISSAUGA ,., 
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DATE: 

TO: 

FROM: 

SUBJECT: 

Corporate 
Report 

I?I!]C OCT 15 2012 

September 25, 2012 

Clerk's Files 

Originator's 

Files CD.21.AMA W 4 

Chair and Members of Planning and Development Committee 

Meeting Date: October 15, 2012 

Edward R. Sajecki 

Commissioner of Planning and Building 

Information Report 
Official Plan Amendment and Rezoning 
To permit revisions to the Parkside Village Master Plan 
to redeploy density resulting from the addition of 
Square One Drive 
Part of Lot 19, Concession 2, N.D.S. 
West side of Confederation Parkway, north of 
Burnhamthorpe Road West 
Owner: Amacon Development (City Centre) Corp. 
Applicant: City Initiated 
Bill 51 

Appendix S-1 

Public Meeting Ward4 

RECOMMENDATION: That the Report dated September 25, 2012, from the Commissioner 

of Planning and Building regarding the amendment of the Official 

Plan from "Public Open Space" to "Mixed Use" and "Public Open 

Space", as amended, and to add a new Minor Collector road 
(Square One Drive), and to change the Zoning from "H-CCOS" 
(City Centre- Open Space) to "H-CC4-5" (City Centre- Mixed 

Use) and "H-CCOS" (City Centre- Open Space), as amended, and 

change the CC4 (City Centre- Mixed Use) zoning provisions in 

accordance with Appendix I-9, to permit revisions to the Parkside 

Village Master Plan to redeploy density resulting from the addition 
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File: CD.2l.AMA W4 

September 25, 2012 

REPORT 
HIGHLIGHTS: 

BACKGROUND: 

of Square One Drive under file CD.2l.AMA W4, Amacon 

Development (City Centre) Corp., Part of Lot 19, Concession 2, 

N.D.S., be received for information. 

• The Downtown21 Master Plan establishes the vision for the 
development of the downtown and identifies Square One Drive 

extending westerly from Confederation Parkway through the 

north portion of the previously approved Amacon Parks ide 

Village subdivision to Rathburn Road. 

• Additional road network will improve connectivity, facilitate 

traffic movement, and create capacity to off-set vehicle 

capacity lost with the addition of Bus Rapid Transit and Light 

Rail Transit along Rathburn Road West. 

• The addition of Square One Drive impacts the approved 

Parkside Village subdivision development. 

• In order to facilitate the acquisition of Square One Drive and 

alleviate the impacts to previously approved planning 

permissions, the Planning and Building Department has 

brought forward City initiated amendments to redistribute the 

previously approved density of 5,321 units throughout the 

remainder of the lands as per the revised master plan. 

• A Density Transfer and Road Dedication Agreement is 

required to be entered into between the City of Mississauga 
and Amacon to provide the terms and conditions regarding the 

transfer of the required lands for Square One Drive and 

redistribution of density. 

• A value assessment is required for the Square One Drive lands, 

and budget approval for any compensation for the transfer of 

the lands from Amacon to the City of Mississauga. 

The Official Plan Amendment and Rezoning of lands comprising 

the Amacon Parkside Village subdivision were approved by 

Council on March 9, 2005, revised December 14, 2005, and the 

plan of subdivision was approved July 4, 2005 by the 

Commissioner of Planning and Building under files OZ 04/013 W4 

and T-M04001 W4. 

Through the Downtown21 initiative a vision was created to assist 

in developing the Downtown from a suburban auto-oriented place 
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September 25, 2012 

COMMENTS: 

to a vibrant urban area. The Downtown21 Master Plan was 

received by Council on April 28, 20 1 0, and showed Square One 

Drive extending through the north portion of the Amacon Parks ide 

Village lands to connect with Rathburn Road West. 

City staff have held meetings with Amacon to explore the option 

of creating the additional road network as envisioned by the 

Downtown21 Master Plan. Additional road network will assist to 

offset the impacts due to the loss of traffic lanes on existing roads 

such as Rathburn Road West from Bus Rap it Transit (BR T) and 

potential Light Rail Transit (LR T). 

The addition of Square One Drive, comprising a right-of-way 

width of23.5 m (77ft.), removes approximately 0.32 ha (0.79 ac.) 

of developable land within Block 1 at the north of the Amacon 

Parkside Village subdivision, and requires revisions to the Master 

Plan. In order to maintain the density and population planned for 

the Amacon lands and associated amenities that were approved, the 

current approved 5,321 units should be re-deployed throughout the 
blocks of the remaining lands (see Appendix I-5 

Existing/Approved Master Plan, and Appendix I-6 Revised 
Master Plan). City initiated amendments are proposed to the 

Official Plan and Zoning By-law to reflect the Revised Master 

Plan. 

The above-noted City initiated amendments have been circulated 

for technical comments. 

The purpose of this report is to provide preliminary information on 
the amendments and to seek comments from the community. 

Details of the proposal are as follows: 

Development Proposal 
Amendments 

City Initiated- circulated April11, 2012 
submitted: 

Height: Block 1 
5 towers ( 45 storeys, 34 storeys, 

20 storeys, and two 24 storeys) 
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Development Proposal 
whereas 

7 towers (45 storeys, 35 storeys, 31 

storeys, 25 storeys, and three 18 storeys) 

previously approved 

Block 2 
Park Block (unchanged) 

Block3 
3 storey horizontal multiple units 

whereas 

4 to 5 storey mid-rise apartments 

previously approved 

Block 4 
Open Space Block (20m frontage) 

whereas 

Park Block (30 mfrontage) 

previously approved 

Block 5 
3 storey horizontal multiple units 

whereas 

4 to 5 storey mid-rise apartments 

previously approved 

Block 6 
2 towers (48 storeys and 40 storeys) 

whereas 

1 tower (25 storeys) previously approved 

Block 7 
2 towers ( 48 storeys and 42 storeys) 

whereas 
2 towers (45 storeys and 37 storeys) 

previously approved 
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September 25, 2012 

Development Proposal 

Block 8 
3 towers (45 storeys and two 36 storeys) 

approved by variance and 

under construction 

whereas 

3 towers (40 storeys and two 32 storeys) 

previously approved 

Block 9 
2 towers (two 22 storeys) 

whereas 

1 tower (13 storeys) previously approved 

Block 10 
Park Block (unchanged) 

Block 11 
3 towers (55 storeys, 40 storeys and 

12 storeys) 

whereas 
3 towers (50 storeys, 40 storeys and 

12 storeys) previously approved 

NOTE: All blocks, except park blocks, 

have podium heights ranging from a 

minimum of 3 storeys to a maximum of 

7 storeys (2 to 7 storeys previously 

approved) 

Net Density: 806 units/ha 

326 units/acre 

Number of 5,321 (same as originally approved) 

units: 

Anticipated 13,075* 

Population: *Average household sizes for all units 

(by type) for the year 20 11 (city average) 

based on the 2008 Growth Forecasts for 

the City ofMississauga. 
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Development Proposal 

Parking 1.0 resident space per unit 
Required: 0.15 visitor spaces per unit (permitted to 

be shared with non-residential spaces) 

4.3 spaces per 100 m2 -retail or personal 

service (excluding restaurants) 

Parking same as required (see above) 

Provided: 

Supporting Planning Justification 

Documents: Revised Master Plan 

Rev. Urban Design Control Document 

Site Characteristics 

Frontage: 185m (607ft.)- Bumhamthorpe Rd W. 

542 m (1,778 ft.)- Confederation Pkwy 

Net Lot Area: 6.6 ha ( 16.3 ac.) 

- does not include roads 

(Square One Drive= 0.32 ha (0.79 ac.)) 

Existing Use: Predominantly vacant, Block 8 under 

construction along with Arbutus Way, 

Brickstone Mews and Curran Place 
surrounding Block 8 

Additional information is provided in Appendices 1-1 to 1-10. 

Neighbourhood Context 

The property is located at the western limit of the Downtown, west 

of Confederation Parkway and north of Burnham thorpe Road 
West. The site is currently vacant save for Block 8, which is 

currently under construction comprising three residential towers 

(45 storeys and two 36 storeys) with some office in the podium and 

at-grade retail. Information regarding the history of the site is 

found in Appendix 1-1. 

The surrounding land uses are described as follows: 

North: Enersource Hydro station, existing apartment building 

(19 storeys), Rathburn Road West 
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East: Confederation Parkway, Chicago apartments and at-grade 

retail (36 storeys), One Park Tower apartments 

(38 storeys), Community Common Park, Arnica 

Retirement Dwelling (7 storeys), YMCA parking, and 

Daniels Sales Centre 

South: Burnhamthorpe Road West, vacant future mixed use 

development (Rogers Garden City) 

West: Zonta Meadows Park, Wallenberg Crescent, detached 

dwellings (2 storeys) 

Current Mississauga Plan Designation and Policies for City 
Centre (May 5, 2003) 

"Mixed Use" which permits a wide range of land uses and 

activities grouped either within a development parcel or an 

individual building. Permitted uses include all forms of high 

density residential development, offices, civic and cultural 

facilities, hotels, conference facilities, all types of restaurants, 

entertainment facilities, commercial uses, community facilities and 

open space. 

Special Site 3 requires one or more areas of public parkland. Two 

park blocks (Blocks 2 and 1 0) and one publicly accessible open 

space block via easement (Block 4) have been provided through 

the plan of subdivision for AMACON Parkside Village 

(T-M04001 W4) to address this policy. 

"Public Open Space" which permit parks and related public 

spaces which are urban in character and may accommodate 
parking and a variety of programs such as music and theatre 

events, displays and exhibitions, festivals and other special events. 

The subject lands are located within the Urban Growth Centre, 
which is a designated Intensification Area. 

There are other policies in the Official Plan which also are 

applicable in the review of these amendments including: 
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Urban Growth Centre 

3.13.2.2 

File: CD.21.AMA W 4 
September 25, 2012 

A minimum building height of three (3) storeys is required on 

lands within the Urban Growth Centre. 

3.13.2.5 

Reduction in densities within the Urban Growth Centre will not be 

permitted unless considered through a municipal comprehensive 

planning study. 

3.13.2.7 

Lands immediately adjacent to or within the Urban Growth Centre 

should provide a transition between the higher density and height 

of development within the Urban Growth Centre and lower density 

and height of development in the surrounding area. 

3.13.2. 

The Urban Growth Centre will develop as a major regional centre 

and the primary location for mixed use development. The Urban 

Growth Centre will contain the greatest concentration of activities 
and variety of uses including the highest residential and 

employment densities and building height and largest commercial 

component in the City. 

Urban Design Policies 

3.18.2.1 

The most prominent, most intensive and highest built form in 
terms of density and height will be encouraged in the City Centre. 

Roads 

3.17.5.5 
Additional minor collector roads and local roads may be identified 
during the review of development applications. 
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Minor Collectors will be designed to accommodate intra

neighbourhood traffic. Direct access will be controlled. Minor 

Collectors may serve as transit routes. 

3.17.4.8 
The design of roads may vary to suit local conditions, such as a 

distinctive natural or built environment. This Plan will establish 

the location of such roads and policies to ensure that their design is 

compatible with the surrounding development. 

Criteria for Site Specific Official Plan Amendments 

Section 5.3.2 ofMississauga Plan contains criteria which requires 

an applicant to submit satisfactory planning reports to demonstrate 

the rationale for the proposed amendment as follows: 

• the proposal would not adversely impact or destabilize the 

following: the overall intent, goals and objectives of the 

Official Plan; and the development and functioning of the 

remaining lands which have the same designation, or 
neighbouring lands; 

• the lands are suitable for the proposed uses, and compatible 

with existing and future uses of surrounding lands; 

• there is adequate infrastructure and community services to 

support the proposed development. 

New Mississauga Official Plan 

Mississauga Official Plan was adopted by City Council on 

September 29, 2010. Until the new Mississauga Official Plan is 

approved by the Region of Peel and comes into force, Mississauga 

Plan continues to be in effect. While the existing Official Plan is 

the plan of record against which the application is being reviewed, 

regard should also be given to the new Mississauga Official Plan. 

Under the new Mississauga Official Plan, the subject lands are 

designated "Downtown Mixed Use" and "Public Open Space" 
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subject to Special Site 3 of the Downtown Core District Policies. 

In the event that Mississauga Official Plan comes into force and 

effect as it pertains to the subject lands, it is recommended that 

Mississauga Official Plan be amended from "Downtown Mixed 

Use" and "Public Open Space" to "Downtown Mixed Use" and 

"Public Open Space", as amended, and add a new road (Square 

One Drive). 

Proposed Official Plan Designation and Policies 

An Official Plan amendment is proposed to add a new Minor 

Collector road (Square One Drive) to extend from Confederation 

Parkway westwards through the Amacon lands to Rathburn Road 

West at a 23.5 m (77ft.) Right-of-Way, and alter the limits of 

Block 4 "Public Open Space" from 30 m (98.4 ft.) to 20m 

(65.6 ft.) of frontage. 

Existing Zoning 

"CC4-1" (City Centre- Mixed Use), which permits seven towers 

ranging in height from 18 to 45 storeys and a mix of residential, 

office, and retail uses. 

"CC4-2" (City Centre- Mixed Use), which permits three towers 

ranging in height from 12 to 45 storeys and a mix of residential, 

office, and retail uses. 

"CC4-3" (City Centre- Mixed Use), which permits four towers 

ranging in height from 13 to 40 storeys and a mix of residential, 

office, and retail uses. 

"CC4-4" (City Centre- Mixed Use), which permits three towers 

ranging in height from 18 to 45 storeys and a mix of residential, 

office, and retail uses. 

"CC4-5" (City Centre- Mixed Use), which permits horizontal 

multiple dwellings at a maximum height of 5 storeys. 
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"CCOS" (City Centre- Open Space), which permits active and 

passive recreational uses and below grade parking structures. 

Proposed Zoning By-law Amendment 

In addition to amending Map 29 of Schedule B of the Zoning 

By-law to show Square One Drive extending from Confederation 

Parkway westwards to Rathburn Road West, and altering the limits 

of Block 4 "CCOS" from 30m (98.4 ft.) to 20m (65.6 ft.) of 

frontage, there are amendments to the various exception schedules 

to govern the height and design of the blocks in accordance with 

the revised Master Plan. 

The proposed revisions to the Zoning By-law are contained in 

Appendix I-9. 

COMMUNITY ISSUES 

Any comments received at the public meeting or through 

correspondence will be outlined within the Supplementary Report. 

DEVELOPMENT ISSUES 

Agency comments are summarized in Appendix I-8. Based on the 

comments received and the applicable Mississauga Plan policies 

the following matters will have to be addressed: 

• the preparation of a reference plan to legally describe the 

lands to be conveyed to the City for Square One Drive, to 

ultimately be deposited in the Land Registry Office; 

• a Phase 1 Environmental Assessment is required for the 

Square One Drive lands to ensure the lands are clear of 

any contamination; 

• a Density Transfer and Road Dedication Agreement is 

required to be entered into between the City of Mississauga 

and Amacon to provide the terms and conditions regarding 

the transfer of the required lands for Square One Drive and 

redistribution of the density rendered undevelopable 

from Block 1; 
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FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

• Value assessment of the lands for Square One Drive, and 

budget approval for any compensation for the transfer of the 

lands from Amacon to the City of Mississauga; 

• Amendment to the Agreement dated December 14, 2005 

relating to the Urban Design Control Document and phasing, 

as a result of revisions to the master plan; 

• finalization of the revisions to the Urban Design 

Control Document; 

• finalization of the Official Plan Amendment and Zoning 

By-law Amendment to incorporate changes to the 

master plan. 

OTHER INFORMATION 

Development Requirements 

In conjunction with the proposed development, there are certain 

items with respect to the transfer of density, dedication of Square 

One Drive, and amendment to the Urban Design Control 

Document, resulting from revisions to the master plan which will 

require the applicant to enter into appropriate agreements with 

the City. 

Development charges will be payable in keeping with the 

requirements of the applicable Development Charges By-law of 

the City as well as financial requirements of any other official 

agency concerned with the development of the lands. 

All agency and City department comments have been received and 

after the public meeting has been held and all issues are resolved, 

the Planning and Building Department will be in a position to 
make a recommendation regarding the amendments. 

Appendix 1-1: Site History 
Appendix 1-2: Aerial Photograph 

Appendix 1-3: Excerpt of City Centre District Land Use Map 

Appendix 1-4: Excerpt of Existing Land Use Map 

Appendix 1-5: Existing/Approved Master Plan 

Appendix 1-6: Revised Master Plan 
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Appendix I-7: Conceptual Rendering 

Appendix I-8: Agency Comments 
Appendix I-9: Proposed Zoning Standards 

Appendix I-10: General Context Map 

Edward R. Sajecki 
Commissioner of Planning and Building 

File: CD.2l.AMA W4 
September 25, 2012 

Prepared By: Jonathan Famme, Development Planner 

~LAN\DEVCONTLIGROUPIWPDATAIPDC!\CD.21.AMA Info Reporthl.jf.so.doc 
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Amacon Development (City Centre) Corp. File: CD.21.AMA W4 

Site History 

• May 5, 2003 - Mississauga Plan, with the exception of certain policies that were 

appealed to the Ontario Municipal Board (OMB), came into full force and effect. 

Mississauga Plan applies to the subject lands. 

• March 9, 2005- Council approved the Official Plan Amendment and Rezoning 

applications under file OZ 04/013 W4 to expand the City Centre District, thus 

reducing the Creditview District and amend the designations and policies to suit the 

Master Concept Plan and block pattern, and approved the Plan of Subdivision 

under file T -M0400 1 W 4. 

• July 4, 2005- Draft Plan of Subdivision under T-M04001 W4 is approved by the 

Commissioner of Planning and Building. 

• December 14, 2005 -Council approved minor modifications to the approval under 

OZ 04/013 W4 and authorized the execution ofthe Urban Design Control Document 

for Amacon Parkside Village. 

• June 20, 2007- Zoning By-law 0225-2007 came into force except for those sites 

which have been appealed. As no appeals have been filed the provisions of the new 
By-law apply. 

• March 6, 2008 -Committee of Adjustment approved minor variances for Block 8 
(currently under construction) for changes to the percentage of the building located 

within the build-to-areas, maximum building heights (36, 36, and 45 storeys), 

removal of the setback of a tower from the podium, and to allow for a shared loading 
space ("A "78/08). 

• March 23, 2010- Phase 1 of the Draft Plan of Subdivision under T -M0400 1 W 4 is 

registered under Plan 43M-1808 for Block 8 and those portions of Arbutus Way, 

Brickstone Mews, and Curran Place which surround the Block, as well as Park Blocks. 

• March 31, 2010- By-law to Remove "H" Holding Symbol was approved by Council 

for Blocks 2, 8, and 10 under file H-OZ 06/008 W 4. 

• April 28, 20 10 - Downtown21 Master Plan is received by Council setting forth the 

vision for establishing an vibrant urban downtown in Mississauga City Centre, and 
showing additional road network including Square One Drive extending through the 

Amacon Parkside Village subdivision. 

• April 2010 to present- City initiate meetings with A macon regarding revisions to 

the Master Plan for Parkside Village to accommodate Square One Drive and 

re-deploy density. 

• January 26, 2011 - Site Plan Approval was issued for Block 8 under 

file SP 07/050 W4. 
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Parkside Village at Mississauga City Centre 
Excerpt from Urban Design Control Document (2005) 
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Zonta Meadows Park 

Block 2 

BurnhamlhO<pe Road West 

Sept.4th, 2012 

Prince of Wales Drive 

Princess Royal Drive 

City Centre Drive 

Legend 

605 m2 Floorplate 

640 m2 Floorplate 

790 m2 Floorplate 
929 m2 Floorplate 
1 000 m2 Floorplate 

APPENDIX 1-5 

eights: a· 35 Storey (109m) 
1b- 45 Storey (139m) 
1i· 18 Storey (58m) 

\ 1e· 18 Storey (58m) 
'fl. 25 Storey (79m) 
1 g- 18 Storey (58m) 
1 h· 31 Storey (97m) 
6a- 25 Storey (79m) 
6b· 7 Storeys (25m) 
6c- 7 Storeys (25m) 
7a· 45 Storey (139m) 
7c- 37 Storey (115m) 
8a- 40 Storey (124m) 
8b- 32 Storey (100m) 
8d· 32 Storey (100m) 

9a ·13 Storeys (43m) 
9b· 7 Storeys (25m) 
9c- 7 Storeys (25m) 
11a- 50 Storey (154m) 
11e· 40 Storey (124m) 
11c- 12 Storey (40m) 
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Parkside Village at Mississauga City Centre 
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Appendix I-8 Page 1 

Amacon Development (City Centre) Corp File: CD.21.AMA W 4 

Agency Comments 

The following is a summary of comments from agencies and departments regarding the 

amendments. 

Agency I Comment Date Comment 

City Community Services The draft approved plan, dated February 22, 2005, along with 
Department - draft plan conditions of approval dated July 4, 2005 under file 
Planning, Development and T-M04001, requires the dedication of Block 4 (also described 
Business Services as Block 1, Plan 43M-1808) for partial fulfillment of the 
Division/Park Planning requirements for park and recreational purposes. The 
Section developer has requested that the frontage of this park block be 
(September 12, 2012) reduced from 30m (98ft.) to 20m (65.6 ft.), and that it remain 

in private ownership, for the purposes of accommodating a 
continuous underground parking structure between 
development blocks. In exchange, the City would require a 
public easement over the entire block, to ensure that the land is 
developed and functions as public open space. The developer 
is required to incur all costs associated with the design and 
construction of this block, to the satisfaction of the City, and is 
advised that no credits for cash-in-lieu of parkland or 
development charges will be provided for this block. 

In exchange for the applicant retaining ownership of Block 4, 
the applicant will be required to gratuitously dedicate land 
having an area of250 sq. m (2,691 sq. ft.), to be added to 
Block 3, Plan 43M-1808, for partial fulfilment of land for park 
or other public recreational purposes. The location and 
configuration ofthe 250 sq. m (2,691 sq. ft.) of land to be 
dedicated for park or other public recreational purposes shall 
be determined in conjunction with the preparation of detailed 
design plans for the development of Block 11 and Park Block 
3, Plan 43M-1808. A revised draft plan condition reflecting 
the revised parkland dedication requirements will be required, 
and the payment of cash-in-lieu for the under dedication of 
parkland shall be outlined within the Development Agreement 
to the satisfaction of the Community Services Department. 

City Transportation and In comments dated September 12, 2012 this department 
Works Department confirmed that the proposed density transfer within the 
(September 12, 2012) Amacon plan, to accommodate the acquisition and 

construction of Square One Drive west of Confederation 
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Appendix I -8 Page 2 

Amacon Development (City Centre) Corp File: CD.21.AMA W4 

Agency I Comment Date Comment 

Parkway, ultimately to intersect with a round-about at 
Rathburn Road will have impact on the current location of the 
existing Enersource Mississauga (Confederation MS) hydro 
sub-station and the existing configuration of the Zonta 
Meadows Park. 

There are a number of impacts to adjacent properties 
associated with the conceptual alignment for Square One 
Drive, as per the Downtown 21 Master Plan. This department 
is currently evaluating these details and the implications 
associated with the future implementation of this road link. 
Details will be addressed in the Supplementary Report. 

Other City Departments and The following City Departments and external agencies offered 
External Agencies no objection to these applications provided that all technical 

matters are addressed in a satisfactory manner: Region of Peel, 

Enersource Hydro Mississauga. 
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A by-law to amend By-law Number 0225-2007, as amended. 

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

amended, the council of a local municipality may pass a zoning by-law; 

NOW THEREFORE the Council of The Corporation of the City of Mississauga 

ENACTS as follows: 

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

amended by deleting Table 7.1.5.2 and substituting the following therefor: 

Table 7.1.5.2- Underground Parking Structures 

Column A B c 
Line Street Width Maximum Encroachment Minimum Vertical Depth 

1.0 12.5 m 6.25 m on each side of the 0.5 m 
street 

2. By-law Number 0225-2007, as amended, is further amended by adding to Article 7.1.5.5 

the following Sentence: 

7.1.5.5.2 In a CC4 zone each block is to be considered as one (1) lot for the 
purposes of Zoning By-law compliance. 

Page 1 of7 
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3. By-law Number 0225-2007, as amended, is further amended by deleting 

Sentence 7 .2.5 .1.2 in Exception Table 7 .2.5 .1 and substituting the following therefor: 

7.2.5.1 I Exception: CC4-1 I Map# 29 I By-law: 

Regulations 

7.2.5.1.2 Maximum heights and floor plates of all buildings and 
structures on Parcel Blocks 1A to II as identified on 
Schedule CC4-1 of this Exception shall conform to the 
following schedule: 

Parcel Maximum Maximum Minimum Maximum 
Block Building Tower Podium Podium 

Height Floor Height Height 
Plate 

IA 
8I.Om 670m2 7.0m 18.0m 

24 storeys 3 storeys 5 storeys 

IB 8I.Om 670m2 7.0m 18.0m 
24 storeys 3 storeys 5 storeys 

IC 18.0m 7.0m 18.0m 
5 storeys 3 storeys 5 storeys 

ID 106.0m 740m2 12.0m 25.0m 
34 storeys 3 storeys 7 storeys 

IE 
18.0m 7.0m 18.0m 

5 storeys 3 storeys 5 storeys 

IF 98.0m 740m2 12.0m 25.0m 
20 storeys 3 storeys 7 storeys 

IG 18.0m 7.0m 18.0m 
5 storeys 3 storeys 5 storeys 

IH 18.0m 7.0m l8.0m 
5 storeys 3 storeys 5 storeys 

11 
139.0m 790m2 12.0m 25.0m 

45 storeys 3 storeys 7 storeys 

4. By-law Number 0225-2007,. as amended, is further amended by deleting 

Sentences 7.2.5.2.1 in Exception Table 7.2.5.2 and substituting the following therefor: 

7.2.5.2 I Exception: CC4-2 J Map# 29 I By-law: 

Regulations 

7.2.5.2.1 Maximum heights and floor plates of all buildings and 
structures on Parcel Blocks 2A to 20 as identified on 
Schedule CC4-2 of this Exception shall conform to the 
following schedule: 

Parcel Maximum Maximum Minimum Maximum 
Block Building Tower Podium Podium 

Height Floor Height Height 
Plate 

2A 124.0m 790m2 7.0m 18.0m 
40 storeys 3 storeys 5 storeys 

2B 46.0m I 000m2 7.0m 18.0m 
12 storeys 3 storeys 5 storeys 

2C 25.0m 12.0m 25.0m 
7 storeys 3 storeys 7 storeys 

20 
154.0m 929m2 12.0m 25.0m 

55 storeys 3 storeys 7 storeys 

Page 2 of7 
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5. By-law Number 0225-2007, as amended, is further amended by deleting 

Sentences 7.2.5.3.1 in Exception Table 7.2.5.3 and substituting the following therefor: 

7.2.5.3 I Exception: CC4-3 I Map# 29 I By-law: 

Regulations 

7.2.5.3.1 Maximum heights and floor plates of all buildings and 
structures on Parcel Blocks 3A to 3J as identified on 
Schedule CC4-3 of this Exception shall conform to the 
following schedule: 

Parcel Maximum Maximum Minimum Maximum 
Block Building Tower Podium Podium 

Height Floor Height Height 
Plate 

3A 
70.0m 730m2 7.0m 18.0m 

22 storeys 3 storeys 5 storeys 

3B 
21.0m 7.0m 2l.Om 

5 storeys 3 storeys 5 storeys 

3C 
70.0m 730m2 7.0m 18.0m 

22 storeys 3 storeys 5 storeys 

3D 
12.0m 7.0m 12.0m 

3 storeys 3 storeys 3 storeys 

3E 
109.0m 663m2 7.0m 18.0m 

36 storeys 3 storeys 5 storeys 

3F 
14.0m 7.0m 14.0m 

3 storeys 3 storeys 3 storeys 

3G 
109.0m 663m2 7.0m 18.0m 

36 storeys 3 storeys 5 storeys 

3H 
30.0m 12.0m 30.0m 

7 storeys 3 storeys 7 storeys 

31 
136.0m 790m2 12.0m 30.0m 

45 storeys 3 storeys 7 storeys 

3J 
30.0m 12.0m 30.0m 

7 storeys 3 storeys 7 storeys 

6. By-law Number 0225-2007, as amended, is further amended by deleting 

Sentences 7 .2.5 .4.1 in Exception Table 7 .2.5 .4 and substituting the following therefor: 

7.2.5.4 I Exception: CC4-4 I Map# 29 I By-law: 

Regulations 

7.2.5.4.1 Maximum heights and floor plates of all buildings and 
structures on Parcel Blocks 4A to 4H as identified on 
Schedule CC4-4 of this Exception shall conform to the 
following schedule: 

Parcel Maximum Maximum Minimum Maximum 
Block Building Tower Podium Podium 

Height Floor Height Height 
Plate 

4A 
121.0m 740m2 7.0m 18.0m 

40 storeys 3 storeys 5 storeys 

4B 
18.0m 7.0m 18.0m 

5 storeys 3 storeys 5 storeys 

4C 
145.0m 838m2 7.0m 25.0m 

48 storeys 3 storeys 7 storeys 

40 
12.0m 7.0m 12.0m 

3 storeys 3 storeys 3 storeys 

4E 
12.0m 7.0m 12.0m 

3 storeys 3 storeys 3 storeys 

4F 
127.0m 810m2 7.0m 25.0m 

42 storeys 3 storeys 7 storeys 

4G 25.0m 7.0m 25.0m 
7 storeys 3 storeys 7 storeys 

4H 
156.0m 838m2 12.0m 25.0m 

48 storeys 3 storeys 7 storeys 
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7. By-law Number 0225-2007, as amended, is further amended by deleting 

Sentences 7.2.5.5.2, 7.2.5.5.10, 7.2.5.5.11, and 7.2.5.5.12 in Exception Table 7.2.5.5 and 

substituting the following therefor: 

7.2.5.5 I Exception: CC4-5 I Map# 29 I By-law: 

Regulations 

7.2.5.5.2 Maximum heights and floor plates of all buildings and 
structures on Parcel Blocks 5A and 5B as identified 
on Schedule CC4-5 of this Exception shall conform to 
the following schedule: 

Parcel Maximum Minimum 
Block Building Podium 

Height Height 

SA 16.0m 7.0m 
4 storeys 3 storeys 

SB 16.0m 7.0m 
4 storeys 3 storeys 

7.2.5.5.10 Minimum setback from a horizontal multiple 4.5m 
dwelling to the lot lines abutting the lands zoned OS I · .. 

7.2.5.5.II Notwithstanding Sentence 7 .2.5 .5 .I 0, an underground 
parking structure, open staircase, porch, balcony, 
bay window, canopy, retaining walls, stairs, and air 
intake may encroach into the required setback 

7.2.5.5.I2 Minimum setback from a horizontal multiple 3.0m 
dwelling to the lot lines abutting the lands zoned 
ccos 

7.2.5.5.13 Notwithstanding Sentence 7.2.5~5.12, an underground 
parking structure, open staircase, porch, balcony, 
bay window, canopy, retaining walls, stairs, and air 
intake may encroach into the required setback 

8. By-law Number 0225-2007,as amended, is further amended by deleting Schedule CC4-1 

to Exception Table 7.2.5.1 and substituting the attached Schedule CC4-1 therefor. 

9. By-law Number 0225-2007, as amended, is further amended by deleting Schedule CC4-2 

to Exception Table 7.2.5.2 and substituting the attached Schedule CC4-2 therefor. 

10. By-law Number 0225-2007, as amended, is further amended by deleting Schedule CC4-3 

to Exception Table 7.2.5.3 and substituting the attached Schedule CC4-3 therefor. 

11. By-law Number 0225-2007, as amended, is further amended by deleting Schedule CC4-4 

to Exception Table 7.2.5.4 and substituting the attached Schedule CC4-4 therefor. 

12. By-law Number 0225-2007, as amended, is further amended by deleting Schedule CC4-5 

to Exception Table 7.2.5.5 and substituting the attached Schedule CC4-5 therefor. 

13. Map Number 29 of Schedule "B" to By-law Number 0225-2007, as amended, being a 
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City ofMississauga Zoning By-law, is amended by changing thereon from "H-CCOS" to 

"H-CCOS" and "H-CC4-5", the zoning of Block 1, Plan 43M-1808, in the City of 

Mississauga, PROVIDED HOWEVER THAT the "H-CCOS" and "H-CC4-5" zoning 

shall only apply to the lands which are shown on the attached Schedule "A", which is 

deemed to be an integral part of this By-law, outlined in the heaviest broken line with the 

"H-CCOS" and "H-CC4-5" zoning indicated thereon. 

14. This By-law shall not come into force until MississaugaPlan (Official Plan) Amendment 

Number 128 is in full force and effect. 

ENACTED and PASSED this _____ day of ____________ 2012. 

MAYOR 

--------------
CLERK 

Page 5 of7 
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APPENDIX "A" TO BY-LAW NUMBER -------------------

Explanation of the Purpose and Effect of the By-law 

This By-law amends the zoning provisions of the "CC4-1 ", "CC4-2", "CC4-3", "CC4-4" and 

"CC4-5" zones to redistribute the density, tower heights and placement, resulting from the 

addition of a new road (Square One Drive) through the north part ofthe subdivision, and amends 

the limits ofthe "CCOS" zone. 

"CC4-1 ",as amended, permits five towers ranging in height from 20 to 45 storeys, versus seven 

towers ranging in height from 18 to 45 storeys previously approved, with revised tower 

placement and a mix of residential, office, and retail uses. 

"CC4-2", as amended, permits three towers ranging in height from 12 to 55 storeys, versus three 

towers ranging in height from 12 to 45 storeys previously approved, and a mix of residential, 

office, and retail uses. 

"CC4-3 ", as amended, permits five towers ranging in height from 22 to 45 storeys, versus four 

towers ranging in height from 13 to 40 storeys previously approved, with revised tower 

placement and a mix of residential, office, and retail uses. 

"CC4-4", as amended, permits four towers ranging in height from 40 to 48 storeys, versus three 

towers ranging in height from 18 to 45 storeys previously approved, with revised tower 

placement and a mix of residential, office, and retail uses. 

"CC4-5", as amended, permits horizontal multiple dwellings at a maximum height of 4 storeys, 

versus horizontal multiple dwellings at a maximum height of 5 storeys as previously approved, 

with minor expansion to the zone limits. 

"CCOS", as amended, permits active and passive recreational uses and below grade parking 

structures. The amended limits ofBlock 4 provides an open space block 20 metres (65.6 feet) in 

frontage along Parkside Village Drive, versus 30 metres (98.4 feet) previously approved. 
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Location of Lands Affected 

North side of Bumhamthorpe Road West, west of Confederation Parkway, in the City of 

Mississauga. 

Further information regarding this By-law may be obtained from Jonathan Famme of the City 

Planning and Building Department at 905-615-3200 ext. 4229. 

K:\PLAN\DEVCONTL\GROUP\WPDATA \BYLA WS\CD.21.AMA Zoning Bylaw Amendments Amacon.jf.doc 
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GENERAL CONTEXT MAP 

PB1 PB1 

HIGHWAY 403 
HIGHWAY 403 

CENTRE VIEW DRIVE 
CENTRE VIEW DRIVE 

PB1 

H-CC2(1) 

CC2-2 

CC2(1) 

R5-4 

PARKVIEW BOULEVARD 

R5-4 

TURNBRIDGE ROAD 

R5-4 
WAU.£NBERG CRESCENT ... ... 

ff ccos ff 
CJ CJ R5-4 

BURNHAMTHORPE ROAD WEST 
BURNHAMTHORPE ROAD WEST 

R&--11 

CD.21AMA 

H-CC1 

H-CC2(2) 

APPENDIX 1-10 

HIGHWAY 403 

z 
0 

~ 
t; 

H-CC1 

RATHBURN ROAD WEST 

H-CC1 

H-CC1 

CITY CENTRE DRIVE 

H-CC2(2) 

BURNHAMTHORPE ROAD WEST 

fr---------------, 

! H-C~2(2) 
I \ ____________ _ 



5 - 49

Appendix S-2 

Amacon Development (City Centre) Corp. File: CD.21.AMA 

Recommendation PDC-0061-2012 

PDC-0061-2012 
"1. That the Report dated September 25, 2012, from the Commissioner of Planning 

and Building regarding the amendment of the Official Plan from "Public Open 
Space" to "Mixed Use" and "Public Open Space", as amended, and to add a new 
Minor Collector road (Square One Drive), and to change the Zoning from "H
CCOS" (City Centre- Open Space) to "H-CC4-5" (City Centre- Mixed Use) and 
"H-CCOS" (City Centre- Open Space), as amended, and change the CC4 (City 
Centre- Mixed Use) zoning provisions in accordance with Appendix 1-9, to 
permit revisions to the Parkside Village Master Plan to redeploy density resulting 
from the addition of Square One Drive under file CD.21.AMA W4, Amacon 
Development (City Centre) Corp., Part of Lot 19, Concession 2, N.D.S., be 
received for information. 

2. That the emails and attachments dated October 10, 2012 from Susan Howard, 
Brookfield Residential Services Ltd. including a letter dated October 10, 2012 
from Laura Raynor, President Peel Condominium Corporation No. 417 be 
received." 
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A by-law to amend By-law Number 0225-2007, as amended. 

WHEREAS pursuant to section 34 of the Planning Act, R.S.O. 1990, c.P.l3, as 

amended, the council of a local municipality may pass a zoning by-law; 

NOW THEREFORE the Council of The Corporation of the City of Mississauga 

ENACTS as follows: 

I . By-law Number 0225-2007, as amended, being a City ofMississauga Zoning By-Jaw, is 

amended by deleting Table 7. 1.5.2 contained in Article 7.1.5.2 and substituting the 

fo llowing therefor: 

T bl 71 S :Z U d a e . .. - n ergroun d P kl St t ar ng rue ures 

}: 
Column A 8 c 
Line Street Width Mn,ximum Encroachment Minimum Vertical Depth 

1.0 12.5 m 6.25 m on each side of the 0.5 m 
~treet 

Pagel of 14 
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2. By-law Number 0225-2007, as amended, is further amended by deleting 

Sentence 7.2.5. 1.2 and substituting the fo llowing therefor and adding 

Sentences 7.2.5. 1.1 7 and 7.2.5. 1.1 8 to Exception Table 7.2.5. 1 as follows: 

7.2.5. 1 I Exception: CC4-1 I Map# 29 I By-lnw: 0 I 05-2013 

Regulations 

7.2.5. 1.2 Maximum heights and floor plates of all buildings and 
structures on Parcel Blocks lA to II as identified on 
Schedule CC4-I of this Exception shall conform to the 
following schedule: 

Par·cd Maximum Maximum Minimum Mulmum 
Block Building Tower Podium Podium 

U<lght Floor Plate Height Height 
l A 81 ,0 m and li?O m 7.0 m and 18.0 m ar1d 

24 storeys 3 storeys 5 storeys 
IB 81.0 m and 670 m 7.0 m and IS.Omand 

24 storevs 3 storeys S s torevs 
IC 18.0 m nnd 7.0 m nnd 18,0 m and 

S storeys 3 ~tareys S storeys 
ID I06.0mw1d 740 m• 12.0111 25.0 m and 

34 storoys and 7 storeys 
3 stor~y~ 

IE 18.0 rn urrd ?.0 m and 18.0 rn and 
5 ' tOI'<}'S 3 storeys S storeys 

IF 98.0 m and 740m 12.0m 25.0 m and 

20 storeys 
IIJld 7 storeys 

3 storeys 
10 18.0 m nnd 7.0 m and 18.0 m and 

S storeys · .. 3 storevs S storevs 
IH 18.0 m and 7.0 m and 18.0 m and 

5 storeys 3 storeys S IIOrcys 
II 139.0 rn and 

790 niL t2.0m 25.0 m and 

45 storeys 
and 7 storeys 

3 storeys 

7.2.5. 1.17 For the purposes of this By-law, Parcel Blocks lA to IE 
inclusive i\lentitied on Schedule CC4-1 of this Exception 
shall be considered one ( I) property 

7.2.5. 1.18 For the purposes of this By-law, Parcel Blocks IF to II 
inclusive identified on Schedule CC4-1 of this Exception 

,._;.--..., ·,, shall be considered one (I) property 

'\' 
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3. By-law Number 0225-2007, as amended, is furlhcr amended by deleting 

Sentence 7.2.5.2. 1 and substituting the fo llowing therefor and adding 

Sentence 7.2.5.2.22 to Exception Table 7.2.5.2. a~ fo llows: 

7.2.5.2 I Exception: CC4·2 [Map # 29 I By-law: 

Regulations 

7.2.5.2. 1 Maximum heights and Ooor plates of all buildings and 
structures on Parcel Blocks 2A to 2D as identified on 
Schedule CC4-2 of tl1is Exception shall con tbrm to the 
fo llowing schedule: 

Pare< I M M.ximum l\1~ldmum Minimum Maximum 
Block Build ing Towtr Podium Podium 

Hei"ht f loor Platt Height Height 
2A 124 0 m and 790 m' 7.0 m and 18.0 m and 

40 storevs 3 storeys 5 storeys 
2B 46.0 n1 and I 000 m' 7.0 m and 18.0 m and 

12 storevs 3 storevs 5 storevs 
2C 25.0 Ill ruld 12.0 m and 25.0 m and 

7 storevs J stor<vs 7 storcvs 
20 154 0 m and 929 m' 12.0 m and 25.0 m 1111d 

SS storevs 3 storevs 7 storen 

7.2.5.2.22 For lhc purposes of this By-law, Parcel Blocks 2A to 20 
inclusive identified on Schedule CC4-2 of this Exception 
shall be considered one ( I) property 
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4. By-law Number 0225-2007, as amended, is further amended by deleting 

Sentence 7.2.5.3. 1 and substituting the following therefor and adding 

Sentences 7.2.5.3. 18 and 7.2.5.3.19 to Exception Table 7.2.5.3 as follows: 

7.2.5.3 I Exception: CC4-3 I Map # 29 J By-law: 0089-20 I 0, 
0105-2013 

Regulations 

7.2.5.3.1 Maximwn heights and floor plates of all buildings and 
structures on Parcel Blocks 3A to 31 as identified on 
Schedule CC4-3 ofUtis Exception shall confonn to the 
following schedule: 

Parcel Ma:dmum Mad mum Minimum Maximum 
Block Bulldinll Tower Podium Podium 

llei~ht Floor Plate Hti~:ht Height 
JA 70.0 m and 730 m 7.0 m and 18.0 m and 

22 storeys Jstorm 5 stor~_s 
JB 21.0mand 7.0 m rutd 21.0mnnd 

5 storeys 3 storeys S storeys 
3C 70.0 m and 730 m 7.0 m and 18.0 tn and 

22 ~tureys 3 ~toreys 5 stoo·eys 
30 12.0 no and 7.0 m and 12.0 m and 

3 scorey_s J scorm 3 storo_y_s 
3E 109.0 m and 663 m 7.0 on and 18.0 m and 

36 slorevs 3 stor~~ 5 scoreys 
3F 14.0 m and 7.0 m and 14.0 on and 

3 storeys 3 storeys 3 storeys 
3G 109.0111 and 663 m' 7.0 m and 18.0 m and 

36 StoreYS 3 storeYS S storm 
3H 30.0111 and 12.0111 30.0 m and 

7 sloreys and 7 s tor·eys 
3 Slol'")'$ 

31 136.0 m and 790m 12,0 Ill 30.0 m and 
45 storeys and 7 storeys 

3 Jtor<ys 
3J 30.0 m aJld \ 12.0 m 30.0 on and 

7 storeys and 7 slureys 
3 storeys 

7.2.5.3.18 For the purpose~ of this By-law, Parcel Blocks 3A to 30 
inclusive identified on Schedule CC4-J of this Exception 
sball be considered one ( I) property 

7.2.5.3. 19 For the purposes of this By-law, Parcel Blocks 3E to 3J 
inclusive identi fied on Schedule CC4-3 of this Exception 

....... shall be considered one ( I) property 

" 
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5. By-law Number 0225-2007, as arnended, is further amended by deleting 

Sentence 7.2.5.4.1 and substituting the fo llowing therefor and adding 

Sentences 7.2.5.4. 1 0 to 7.2.5.4.14 to Exception Table 7.2.5.4 as follows: 

7.2.5.4 [Exception: CC4-4 [Map# 29 [By-law: 0 I 05-2013 

Regulations 

7.2.5.4.1 Maximum heights and floor plates of all buildings and 
structures on Parcel Blocks 4A to 41-1 as identified on 
Schedule CC4-4 of this Exception shall confonn to the 
following schedule: 

Parcel Mu lmwn Maximum Mlnlm~m Maxhuum 
Oloc:k Blllldlng Tower Podium 11odium 

It eight Floor Hdght llti(lhl 
Plate 

4A 127.0 m and 740 ol' 7,0 m ~nd ;!S.O m and 
41 storeys 3 storc:vs 6 $tortvS 

4B 18.0 m and 7.0 m and 25.0 m and 
6 storeys 3 storeys 6 storeys 

4C 156.0 m and 840 m1 
7.0 m~~: 29.0 111 and 

49storc:vs 3 store 8 storcvs 
40 12.0 m and 7.0 m and 15.5 m and 

4 s i OI'tVS 3 storevs 4 storevs 
4E t2.0 m and 7.0 m and 15.5 m and 

4 storeys 3 storcvs 4 SIOI'CYS 

4F 134.0 m and 810m 7.0 m and 29.0 m und 
43 storevs 3 slorevs 8 storevs 

40 25,0 m and 7.0 m and 29.0 m and 
8 storevs 3 storcvs 8 storcvs 

4H 156.0 m and 838 m 12.0 m and 29.0 m and 
49 storeys 3 storeys 8 storevs 

7.2.5.4.10 For the purposes of this By-law, Parcel Blocks 4A to 40 
inclusive identi fied on Schedule CC4-4 oftbis Exception 
sball be considered one (I) property 

7.2.5.4. 11 For the purposes of this By-law, Parcel Blocks 4E to 4H 
inclusive identi fied on Schedule CC4-4 of this Exception 
shall be considered one (I) property 

7.2.5.4. 12 That outdoor display of seasonal products be pem1itted 
within Parcel Blocks 4F to 4G inclusive identified on 
Schedule CC4-4 

7.2.5.4. 13 Minimum setback from the exterior face of a podium of O.Om 
buildings and structures, or parts thereof, located above the 
podium structure for Parcel Blocks 4E to 41-1 inclusive 
identified on Schedule CC4-4 

7.2.5.4. 14 Maximum encroachment of portions of a building or J .Om 
structure into the required setback for Parcel Blocks 4E to 
4H inclusive identified on Schedule CC4-4 
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6. By-law Number 0225-2007, as amended, is further amended by deleting 

Sentences 7.2.5.5.2, 7.2.5.5.1 0. 7.2.5.5. 11 , and 7.2.5.5.12 and substituting the following 

therefor and adding Sentences 7.2.5.5.13 and 7.2.5.5.1 4 to Exception Table 7.2.5.5 as 

follows: 

7.2.5.5 I Exception: CC4-5 Mup # 29 I By-law: 0 I 05-2013 

Regulations 

7.2.5.5.2 Maximum heights and floor plates of all buildings and 
structures on Parcel Blocks SA and 58 as identified on 
Schedule CC4-5 of this Exception shall confonn to the 
following schedule: 

Panel ~laxinmrn Minhnu.m 
Block Building Podium 

Helllhl 1-leif:bl 
SA 16.0 m nnd 7.0 m nnd 

4 >tOreys 3 storovs 
sa 16.0 Ollllld 7.0 m and 

4 storeys 3 storeys 

7.2.5.5. 10 Minimum setback from a dwelling unit to the lot lines 4.5 m 
abutting the lands zoned OS 1 

7.2.5.5.11 Notwithstanding Sentence 7 .2.5.5.1 0, required setback O.Om 
of an underground parking structure, parking 
stairwell and enclosure, and retaining walls 

7.2.5.5.12 Minimum setback from a dwelling unit to the lot lines 3.0m 
abutting the lands zoned CCOS 

7.2.5.5.13 Notwithstanding Sentence 7.2.5.5.12, required setback O.Om 
of an underground purking structure, parking 
stairwell and enclosure, and retaining walls 

7.2.5.5.14 Minimum number of loading spaces 0 

7. By-law Number 0225-2007, as amended, is further amended by deleting Schedule CC4-l 

to Exception Table 7 .2.5. 1 and substituting the attached Schedule CC4-1 therefor. 

8. By-law Number 0225-2007, as amended, is further amended by deleting Schedule CC4-2 

to Exception Table 7.2.5.2 and substituting the attached Schedule CC4-2 therefor. 

9. By-law Number 0225-2007, as amended, is further amended by deleting Schedule CC4-3 

to Exception Table 7.2.5.3 and substituting the attached Schedule CC4-3 therefor. 

I 0. By-law Number 0225-2007, as amended, is further amended by deleting Schedule CC4-4 

to Exception Table 7.2.5.4 and substituting the attached Schedule CC4-4 therefor. 

II . By-law Number 0225-2007, as amended, is further amended by deleting Schedult.: CC4-5 

to Exception Table 7.2.5.5 and substituting the attached Schedule CC4-5 therefor. 
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12. Map Number 29 of Schedule "B'' to By-law Number 0225-2007. as amended, being a 

City ofMississauga Zoning By-law, is amended by changing thereon from "CCOS" to 

"CC4-5" the zoning of Block I, Plan 43M-1808, in the City of Mississauga, and from 

"I I-CC4-1 ", "H-CC3(1) and "OS I" to road allowance, the zoning of Part of Lot 19, 

Concession 2, North of Dundas Street, in the City of Mississauga, PROVIDED 

HOWEVER THAT the "CC4-5" zoning shall only apply to the lands which are shown on 

the auached Schedule "A", which is deemed to be an integral part of this By-law, 

outlined in the heaviest broken line with the "CC4-5" zoning indicated thereon. 

13. This By-law shall not come into force unti l Mississauga Official Plan Amendment 

Number 18 is in full force and effect. 

MAYOR 

CLERK 
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APPENDIX "A" TO BY-LAW NUMBER--------

Explanation of the Purpose and Effect of the By-law 

This By-law amends the zoning provisions ofthe "CC4-1", "CC4-2", "CC4-3", "CC4-4" and 

"CC4-5" zones to redistribute the density, tower heights and placement, resulting from the 

addition of a new road (Square One Drive) through the north part of the subdivision, and amends 

the limits ofthe "CCOS" zone. 

"CC4-1", as amended, permits five towers ranging in height from 20 to 45 storeys, versus seven 

towers ranging in height from 18 to 45 storeys previously approved, with revised tower 

placement and a mix of residential, office, and retail uses. 

"CC4-2", as amended, permits three towers ranging in heightfrom 12to 55 storeys, versus three 

towers ranging in height from 12 to 45 storeys previously approved, arid a mix of residential, 

office, and retail uses. 

"CC4-3", as amended, permits five towers ranging in height from 22 to 45 storeys, versus four 

towers ranging in height from 13 to 40 storeys previously approved, with revised tower 

placement and a mix of residential, office; and retail uses. 

"CC4-4", as amended, perril!tsfour towers ranging in heigh~ from 40 to 49 storeys, versus three 

towers ranging in heigl1t from ,1_8 to 45 storeys previously approved, with revised tower 

placement and a mix ofresiden!hil, office, and retail uses with seasonal outdoor display. 

"CC4-5"; as amended; permits apartment dwellings at a maximum height of 4 storeys, versus 

apartil1e11t dwellings at a. Il1aximum height of 5 storeys as previously approved, with minor 

expansion tothe zone limits, revised setbacks and no loading space required. 

"CCOS", as amended, provides an open space block 20 metres (65.6 feet) in frontage along 

Parkside Village Drive, versus 30 metres (98.4 feet) previously approved. 

Location ofLands Affected 

North side of Bumhamthorpe Road West, west of Confederation Parkway, in the City of 

Mississauga. 

Further information regarding this By-law may be obtained from Jonathan Famme ofthe City 

Planning and Building Department at 905-615-3200 ext. 4229. 

K:\PLAN\DEVCONTL\GROUP\WPDAT A\BYLA WS\CD.2l.Amacon.Jan.20.20 14.jf.doc 
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REVISED UDCD SECTION 7, January 2014. 

The Revised UDCD Section 7, January 2014 supersedes UDCD Section 7 December 2005 UDD. 

The UDCD should be read with this section 7 amendment. 

This revised UDCD Section 7 also amends and supercedes the following sections of the December 2005 UDCD: 

3.32 Detailed Concept Plan 
6.2 Building Hieght and Massing 
6.3.3 Maximum Hieght up to Podium Level 
6.4.3 Floorplates 1 Tower Heights 

This section complements the general open space and built form guidelines. Its 
purpose is to identify and target more detailed guidelines particular to each parcel 
and suggest approaches for achieving the Parkside Village urban design vision. Each 
block plan identifies general block statistics, detailed building envelopes, possible 
massing, building locations and heights. Frontages at prominent locations, where 
opportunities exist for architectural focal points and details, are identified, as are 
primary building frontages that relate to the street. For each block, block-specific 
conditions to be addressed in development proposals are also identified. Pedestrian 
level wind analysis and sun/shadow studies will be required at the time of site plan 
applications for each block, to assess and mitigate potential impacts on parks and 35 
public spaces. 

The intent of the block plans is to suggest one potential massing approach, based 
on Zoning By-law controls for setbacks, stepbacks, height, floorplate sizes, land 
use, building spacing and landscaping provision. Many other design approaches are 
possible. Plans provided in this section illustrate how massing and design details 
might be implemented on each block to respond to the urban design guidelines 
provided in this document, as well as block-specific conditions, adjacencies, 
daylighting and view corridors, park spaces and environmental character. Rnal 
massing and detailing of the blocks can differ from the plans illustrated in this 
section, but should, as much as possible, maintain the overall urban design vision 
for Parkside Village and be consistent with the intent of the urban design guidelines. 

Parks ide Village at Mississauga City Centre 

)> 
"'C 
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tD 
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36 

7.1 Block1 

Block 1 is the largest of the dMiopment blocks. I is ciYided into Block 1 West and 
Block 1 East by a m~al road wllllllde1]1ound garage roote or mtveway. The form 
and details of the future physical oc visual access towards Zonta Meadows is to 
be determined 1hrough site plan application process. 

7.1.1 Block1West 

Uses: Predominantly residential, with a mix of poinl towers, podirn levels and low-rise 
apartmellls. 

Edge Colldllio1s: Provides key frortaoes to Palt Block 2 and Zonl:a Mt.ldows Part, 
with paltland setbaclts. N.lhe north-west COllie(, the block abuts a h~ 
sub-station. The northern edge of lhe bloct aiUs die 23.5m ROW emnsioo ol Square 
One [)ive and the existing l»gh densly residential. 

Heltlrt 11d Manilt : 

• low-rise to mid-rise buidings and podkJms: 3 to 5 storeys 
• ~-rise towers: 

3 smal1loorplate towers will a maximum lomplode ol740 m>. 

Special Collsillenlliols: 

• Buildiigs in this block should have strong orierulion toward Zonta Meadows 
Part and the Part Blod: 2 wiii~J"ound lloor amenities 

• No vehicular access wil be ,proYided on pert frmtages. 
• Unis and common areas wl have wildows lacing lhe park. 
• l..andscaping adjaced to pat areas d plll'lide a translim belweer~ the 

private and pubic realms. 
• ltiiies. pamng and buidilg 5eMce areas wl net be exposed to pcrtland 

and pubic streets. 
• Access to buHlg edrances, lncilding wlll.ways, canopies, retaining W3ls 

and stairs wl be aooommodaled on private proptf'ly and wl nol enaoach an 
lhe paft. 

• ~portunjy to cootinue Paltside 'Mage Ill as a l'isual and service access to 
be stucied. 

• My transformrn sh<Ut1 be located wlllil private lands. ralher lhan an palt 
lands. 

Architectural Conlrol Oocutrell 
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38 

7 .1.2 Block 1 East 

Block 1 East. consi:sting o1 two poi1l towers lrld low.flse ~ crieDed •oond 
a centnl ooortyvd, provides key frontages aono Confedel3tion Partway lrld Partside 
Vlage Dt 

e.ge Coldilioas: The plim.wy lrorOge ol this block is on the upper extent ol 
Confederalion Partway ~ to ruture higiHiensiy residemal uses. Prin.wy 
velicldar access to 1llis block Is prorided ¥ia 1lle extension ol Piwt:slde Vlaoe OriYe 
(Parkside Mews). located alllle centre of Bloclc 1. Two existing higiHlensily midential 
buildiflos •e located at 1lle I10f1ll.west and seu~Hast edge$ ol111e block. 

Uses; Pl'edomindy residential wlh llle potential !« comm~ uses along 
Confederation Partway. 

Heilllt .... Mauill: 

• Micktse bulllngs and poc!Uns: 5-Sicny poclmls along 111e mension 
Partside Vlage Dt and Pilltside Mews and 7 -mey podiiJm along 
Coofeder3tion Partway. 

• ~~: 1 smalloc:lple poi1l tower (1 F) will a rnaxilun loc:lplaU 
ol740m' and1 brglif lloorplate tower s(11) (malt 100m'). 

Special COidllloft: 

• The access road layiU !« lllls block may ciiMlge llld may alfed block 
layoul 

• LBties, parting and buldino senlee .eas wl nd be elqlOSed to pubic 
streets. 

• Any lransforml!fS siKUd be localed wiNn priv1te lands. 

AA:hd!cnnl contJol Oocu:1Er.t 
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7.2 Blocks 3 and 5 
BlockS 3 and 5 are located 31009 tile westem edge ol exiSbllll Paii<Side V.tage [)liVe. 
ll\ese nanow deVelollmed blockS plaY a transiticnal role trom existin9 kJW-I'ISe 
residential areas to ltle mucll m01e ~tenslve CitY Centre. Each blOCk is civided w\111 

t~~ree distllct buidin!JS alloWinll fOIIIisu al pernteabity. 

Ed9e Co•ditiOas: ManY ol the edges in these lwO blacks ccnsist ot pubfic Ollel'l spaces 
and \'Oil requie ccnsideralion fOI tile land~e treatment to ensure pedestrlal'l comfort 
and safety and enhance tile sense ol public space. Alono the BumhamthOIP8 Street 

trontaQe. the CitY has plans fOf a pubic multi1Kirpose trai. 

uses: Residential; no t010mertial uses are permitted 

Heig~t a1d Massi11g: 
• LOW-lise bUikin!IS and pll(iums: 3-stOfeY heights are alloiVed fOI beth bloCk 

3 and block 5. 

40 

• Mid-I'ISe buidings and podiums: nta 
• Higll.fiSe t!Hiess: n/a 

Special Cotdiliollt: 

• BIJidiiQS alOC\11 surnhamtllOIPe Road west -d wrap tne c01nec. 
• Special consid~ must be given to bu~ facades flaii\OOQ public pons 

to aloW 101 front dOOI sule access. 1J biJIIdinQS must trent Partslde vtage OliVe and have tTontage elements 

onto tile linear green space. Residences wll 11'0111 cnto patiiS wherever possible and avQd b1aJ1k facadeS. 
• ll\e tTontaoe ol BlOCkS 3 and 5 recPres attention to underiJound access 

and serllice IOC<llions. Where toadinO bl'/5 and retuse collediOil ueas are at 
!Jade ltley must be integrated "'itll the bUilding 01 screened by landst..,in!l 01 

ethel ueatment. • BuidiiO articulaticn and landscaping should respcnd to exiStll9 and MUre 
pedes1llan and cycisl uses alOC\11 ltle surnhamlhllfP! Road West frontage. 
l)tiitles, p¥1cin!l and btJiding semce areas vii nol be exposed to p~lalld 
and pubic streets. • ~ to blrilcfiiO ef'MallOes. including walttwa'fS· taJIOI>ies. ret~ waiS 
and stairs wl be accommodated on pnvate prO!leriY and wll nol enaoacll en 

lhep~-M'Y uanstooness should be tocated within pnvate landS. rather lhall on pilllt 

landS-

An:lltt.o<:t',J1111 COntrol [)otumer& 
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7.3 Block 6 

Block 6 begins to introclH:e more significant increases il height loward lhe talel 
uses to lhe east. 8uitcing 4C provides a tey rdt as one ollhe primary ~des ol 
81Jmhamtllorpe Road. 

Edge ColdltiDU: I is a perineter block will varied pubic edges oo al 4 sides. The 
BurMamtllorpe Road West edge conslsls of more intensive blilt form. v.4lile Brictstone 
Mews edge. eU:idates a more intimate urban residerUal character. 

Uses: Predomilantly residenliaf wth pdenlial for ~ed commercial uses 
fronliiO on Curran Place and E1umham11101pe Road. 

Heillllalll MauiJit: 

• Low-ilse bulclng:s and polbns: 3-storey IIIIIs along Bric:kstooe Mews and 5 
storey poclums along Curran Place and Bumlwnlllorpe Road • 

• M'ld-lise buikfllgs and pcxilns: ~ 
• ligtHise towefS: Maxmum loolplal.es (7 40 m' atllricl:stooe Mews and 838 

m' at Paltsile Vilage [)() 

Special Coldltiols: 

42 • Buidilgs aJono Bumhamthorpe RoadWesl wll Wf31llhe corner and incuporale 
speciamd corner feallJres artii:Wted by lhe massilg, signage or canqlies. Key Plan 

• Where practical, tile corner tower (4C) wl step bad( away from Partside 
Vlage Dr. 

• Commercial frontages afoog Blrnhamlhorpe Road West are permi!ted and 
enoouraged. 

• Wities, parlling and IUding service areas wl not 'be exposed to pulllic 
streets. 
Serlict/paRing access lrom Brid:stooe Mews wll be limied. 
My lransformers should be located wiiOO private lands. 
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44 

7.4 Block 7 

Block 7 is located at the key intersectim of Bumhamlhorpe Road West and ConfedeJalioo 
Partway. This loons a primaty entJy block and gateway to Partside Village. 

Edge Cooditioas: A variety ol pubic edges on al 4 sides from high intensity wban 
edges along Confederalim Panway and Bumhamthorpe Road West to the low-scaled 
internal Brickstme Mews m the west side. 

Uses: A milt of residential building types and ground-floor comml!fcial uses. 
Comml!fcial buildings may also be considered along Confederatim Partway. 

Height and Massing: 

• Low-rise buildings and po<ilms: 3-storey un~s along Brickslone Mews and 
5-storey podums along CUrran Place and Bumhamth~e Road. 
Mid-rise bu~dings and podalms: 7 -storey po<fllfll along BumhamlhOIJie Road 
West and Confederation Partway 

• tigh-rise towm: 2 mediJm tloorplate towers (81 Om• at Coofedl!fatioo 
Parkway and City Centre Or. and an 838m'1loorplate along BumhamthOIJie 
Rd.Wesl) 

Special Coadiliols: 

Buildings at the tanef of Confederation Parkway and Bumhamthorpe Road 
West wil wrap the corner and Should incofporate specialized cornef fea!Ures 
artirulaled by the massilg, signage a- canqlies. 

• Vehicular access illlo the Block from Coofederalion Parkway is not 
pernlilted. 

• Uliilies, parting and building service areas wiD not be exposed to public 
streets. 

• My service/pa111ilg access from Blickstone Mews wil be as smal as 
possible. 

• My transfoonefS should be locat:ed within private lands. ralhei than on patil 
lands. 

Arcllf.ectural Control OOi:umerc 
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7.5 Block 8 

Blodc 8 is located nor1ll of the Clrren Place and Confederation Paltway nersectm 
and is on the eastern edge of Parbide Vlage. This bloclc foons prinary frontages 
aklng Coofeder.dion Paltway and AltloluS Wllf, whm ~ floor commercial uses 
are required. 

&lge Cotditiols: Blodc 8 is a perineter bloct frlnilg on pdllic streets rangilg flonl 
the narrow 12.5m Bricks~ one mews to the 41m wide-Confederation l'artwllf. The 
ndem edge of the bloclc also tools Olio I'D Blodc 10, !he pl'rmary open space 
leabl"e of the sie. 

Uses: A mix ol residential types., jJl)l.lld~ commercial services and olfice uses. 

Helgkt alii Mlulillt: 

• Low~ bltiiOS and poclums: ~orey unis along Brickstone Mews and 5 
storey podun along internal 23.5m str~s. 

• r.1icHise buildngs and podiums: 7 4orey podtm along the Coofederatioo 
Partway ~rootage_ 
~ lowers: Three pcinl IOWI!fS, each lith a maxim1111loclplate of 790 
~. 

46 Special Coldiliolls: 

• 60% ollhe Conlederalion l'artwllf lrO!Qge must COIDn commercial or r!tal 
senices a1 grade. 

• 701 ollhe Arbutus Wllf frontage must corUin commertial or rdai sef'fices 
alple. 

• Buldilg 8c wl be oriented toward the corner and complement Buiding 11 a 
lo create a gal!way into the sie. 

• ~amng access wl be lrorn Brickstone Mews_ 
• I.Biies, paltilg and bu&mg service areas wl not be exposed to pllbic 

streets. 
• My transfooners should be located within priY3Ie lands. 

Architectural CM!rol OoctJnE.-

Key Plan 

-'Wrf 

i 
"' l 1 

I 

Block B - BUILDING TYPES AND HBGKTS 

i 
"' 

a. 

I 

... 

~~ 
l 

~~ 

--

Block B- FRONTAGES AND ENTRY POINTS 

....... _ ... u.-
1\'---11 .,_ _ _, 
u.-

....... 
~ - ....... -~-~ -_., ....... ,.,.,.. 

-RWIIO 



5 - 77
I ~ 

_...--...:.,--------- ------------------
.. -,. 

(:~ ........ 
\ ... 

..... \ 
\ ". 

......... :.\. 

I! ~ :t 
i §I 

ill!m 
I Ia 
· ~~~ · I - I - .., -

i 
ih I! h ~Ill - .., 

f3 
II... ~ 

~~ 
~ 
~ 

"' ~ 
4:1 

s 
z ~ 

~ 
... 
;;; ..., 

... 0 
II... . . ... CIO 

8 ... 
iii 

J ... 



5 - 78

7.6 Block 9 

Blodt 9 is a medum densiy blodt cootint*lg the transilion bl!tween the c:ommunly to 
tile west and the City Centre to the east. 

Edge Coodition: I is an itemal block will no lroruges mto major artem1 roads. 3 
tromages ooto 23.5m iltemal roads and ~rentage onto the 12.5m Brickslooe t.tews. 
The northern edge of the blodt lronts onto Par1c 81oct 1 D. the p!inary open space 
feabl"e of the site. 

Uses: A mix ol residential pocium level commercial and retal uses along the fllbutus 
W'll/ !rtmge as a complement to commertial and pubic open s:pace uw.; around 
Park Blodt 10. 

Heitlllalld Maa111: 

• Low~ bliclngs and podUns: 3-storey unls almg Briclc:stone Mews and 
5 storey podilm along Paltside ~ ~-

• Mickise buidilgs: 11/a 
• It~ lowers: TWo 22 storey towers wilh foolpmt ol 730 Ill'. 

_ Special COidllion: 
48 

• Buiding 3A d wrap the comer will slrorlg oriedaliorl toward both lbe P¥t 
Blodt 2 and Park Blod: 1 D. 

• ltilities. par1cing and buiclng service areas d not be exposed to pubk 
streets. 

• My transformers siKQd be located within private lands. 

Atttlnectural ContrOIIloaln"Ent 

Key Plan 

<5 1 ,, 

Blod! 9 - BUJLDING TYPES AND H.BGHTS 

i 
I 

Block 9 - SETBA.CKS 

1101• .._ --

~ 
Qn,A.., 

Block 9 - FRONTAGES AND ENTRY POINTS 

l 
li 

....... _ ... u...,__.,. .. .,_ __ , 
u.-

......, 
--.. .. -., _...._'$ ...... --.yW<ol-..,. 

--... 



5 - 79
I ~ 

f3 
A. 

~ 
gj 

c:J 
i!i 

i!~ 
f5 

0 

I! 
~ 

c:J 
:IE 

I 
... - i!i ~ 

Q _, 
... 

5 
u; 

... :g 
A. . . ... ... 

I 
... 

... 1! ... 



5 - 80

7.7 Block11 

Blodc 11 fonns the ame ollldMiy ol Partside Vlage. I enampasses the primll}' 
arclitedlnl local point and most Important caner on the sle, the Calfedention 
PaltYay and A.rtOus Wltf lmfsecllon. lis the pmury lnlrUQe onto the plrk allhe 
heart o1 Par1cside Vlage, Dl plays a ¥illll ~mnlrk role in rinaling the ;na 

Etlge CaldlliDts: This block contains SOllie olthe most sigrli&:D pUJic open space 
and plinary street ~ in Par1cside Vla!ge. 11 contams the priNfy Conledention 
Pat1tway Frontage and also 1ronts future hlltl densly dMiopnenl and a pubic p.Mk 
thill ints tartllef eas1 to the pldc green space SI.ITlUiding the lMng Arts Centre .. 
The western e1lge of the sit frats 01110 Pirtside Vtlage IX. and Past B1od 2. At llle 
south end, the block contains the primasy commefCial area and se!bac:t area, wllidlls 
~ olthe Galeway area and 1ronts onto Padt Block 10. 

Uses: This block can acaxnmodale a broad mix of uses inWding podiln, milS
rise and point tower residential structures and poclum4MI commercial, mal and 
enllirtainment uses. The Lancmatt Tower (20) is wei Silted to bole!. confeRnce 
ame and Sj)a,/'llness IJcllies thai seM the residents of P.lrkside Vlage, as wdt as 
soppating City eeme and regicml blcllms. Buiclng 20 add also be dewloped as 
a cmunertiallllwer, II Jllll(opriate mamt conclions exist Restannt and associaled 
adive uses wl be locaed allhe southeast comer of Bloct 11. fronlilg the p;rk on 

J-1 
1 

dD 
-~ 

JEfJ 
··_BB - Blodc 10. 

50 
Heiltlt an lllassllt: Key Plan 

• Low-rtse buldings and podi;rns: 5-storey podilms il1temal to the sle. 
• Mickise buldings and poclllrns: 7 -storey podiums delining the Conledention 

P.utway lrontJQe and 12-storey buiding trormo Palt Block to. 
• ~-nse towers: 1 mdlm 1loorplate point tower (max. 790 m>) and the 

"l.andmart Tower" (20) wlh mmnum loorplale ol929 IIi and a rnaxinum 
height ol 55 storeys. 

Special Colldlllols: 
!luting 20wl be designed as Par1cside Vlage's "Lancinart T(IM(" 
Buiding 20 must addless Confederalion Paltway and MUus Wzf. 
The primary pedestl1an edr3nce to Buiding 20 w1 be on ConlederJ!ion 
Paltway fl a hotel is c!Mioped as p.ar1 of thai sle. 
The commen:ial selbact ma shall be designed so as to enccuage use ol 
ootdoor Sj)ICeS and reinfuce the rde of Block 10 Palt (see Master Plan 
Concept and Land Use, u fum and Nchbcbnl DebA1g 6uidelnes 
(Sections 3.3.2. 4.2.1, 5.2. 7.0, 9.0). 
~ 28 .. address both Parle Block 10 Dl P;rt Block 2 frontages and 
consider ~ illo the pUJic open space system. 
Wlies, partdng and bulding seMc:e areas wl a« be eqKJSed to ~ 
and pllblc streds. 
M ad4ilicllal 'tellicU access poinllrorn Coofederml Pnway may be 
pr!Mded for access to the Undrnart Tower. Yt1lere the IDwer is de'll!loped as 
a h«el. this .mnce wl be deslpd to reiJforce the h9l qualily c:11aracter 
and promilence of this kalon. 
My tnnstormers sllcdcl be localed wtil private lands. ralher than on part 
lands. 

Atchtecl'nl Controlllccurmt 
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