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Impacts on Mississauga 

The GTA West Corridor is conceptually depicted north of the southern 

boundary of the Town of Caledon and along the western boundary of 

the City of Brampton. A small portion of the protected study area for 

this corridor is within the City of Mississauga (west of Ninth Line and 

north of the Milton GO rail line). The lands may be required to locate 

a connecting ramp to the new highway corridor. As a result, the City 

may need to protect some lands in this area. 

The Ninth Line Corridor Lands Review Study is underway and 

identifies the protection of lands within the GT A West Corridor as a 

matter that needs to be addressed though the study. 

The area municipalities are not party to the OMB hearing at this time. 

It is anticipated that Regional and Provincial staff will lead discussions 

of the issues with the appellants. City staff will continue to monitor 

and participate in discussions as required. 

FINANCIAL IMPACT: Not applicable. 

CONCLUSION: ROPA 26 has been appealed by seven individual landowners 

regarding the policies and Map Schedule showing the GT A West 

Corridor. Mississauga staff supports the GT A West policies and Map 

Schedule. A small portion of the protected study area is within 

ATTACHMENTS: 

the City of Mississauga. The Ninth Line Corridor Lands Review Study 

identifies the protection of lands within the GT A West Corridor as a 

matter that needs to be addressed. City staff will continue to monitor 

these appeals. 

APPENDIX 1: GTA West Corridor Policies and Schedule E (Map) 

Edward R. Sajecki 

Commissioner of Planning and Building 

. Prepared By: Emily Irvine, Policy PlannerOb. 
K:IPLANlPOLICYlGROUPI2013 Peel Region lROPA 261Corporate Report - ROPA 26 Appea/.doc ?!' 
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DATE: 

TO: 

FROM: 

SUBJECT: 

Clerk's Files 

Originator's 

Corporate 
Report 

Files OZ 111019 W11 
T-M11006 W11 

May 7,2013 

Chair and Members of Planning and Development Committee 
Meeting Date: May 27,2013 

Edward R. Sajecki 
Commissioner of Planning and Building 

Information Report 
Official Plan Amendment, Rezoning and Draft Plan of 
Subdivision Applications 
To permit 5 commercial buildings and 11 detached dwellings 

5267 Mississauga Road 
East side of Mississauga Road, north of Melody Drive and 
south of the CPR rail corridor 
Owner: 1731860 Ontario Limited 
Applicant: John D. Rogers & Associates Inc 
Bill 51 

Public Meeting Ward 11 

RECOMMENDATION: That the Report dated May 7,2013, from the Commissioner of 

Planning and Building regarding the applications to amend the 
Official Plan from "Residential Low Density II" to "Residential 

Low Density II", "Mixed Use - Special Site" and "Greenbelt" and 

to change the Zoning from "D" (Development) to "R4-Exception" 
(Detached Dwellings), "C2-Exception" (Neighbourhood 

Commercial), "G1" (Greenbelt - Natural Hazards) and "G2-1" 

(Greenbelt - Natural Features - Exception), and a Draft Plan of 

Subdivision to permit five (5) commercial buildings and eleven 

(11) detached dwellings, under files OZ 111019 W11 and 
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Files: OZ 11/019 Wll 
T-MII006 Wll 

May 7,2013 

REPORT 
HIGHLIGHTS: 

BACKGROUND: 

T-MII006 Wll, 1731860 Ontario Limited, 5267 Mississauga 

Road, be received for information. 

• Community concerns include increased traffic in the area, the 

number and size of the residential lots and the types of 

businesses in the commercial plaza. 

• Prior to the Supplementary Report, matters to be further 

evaluated include the phasing of the proposed development, the 

relationship of the proposed development configuration with 

the adjacent residential neighbourhood and Kraft Mill and the 

appropriateness of a significant commercial development 

located outside of a Node boundary. 

Applications to amend the Official Plan and Zoning By-law and an 

application for a Draft Plan of Subdivision have been received to 

permit a retailloffice development and detached dwellings on the 

subject site. The commercial component comprises four single 

storey retail buildings and a two storey building that is intended 

primarily for office uses towards the interior of the site. Vehicular 

access to the commercial uses is provided directly from 

Mississauga Road. Eleven two storey detached dwellings would 

front Melody Drive and are proposed to each have a gross floor 

area of 348 m2 (3,746 sq. ft.). Th~ applicant also proposes to 

redesignate as "Greenbelt" and rezone as "G 1 " (Greenbelt­

Natural Hazards) a small portion of land located at the south-east 

corner of the site that is susceptible to flooding. A small strip of 

land adjacent to the natural hazards land is required to be 

redesignated "Greenbelt" and zoned "G2-1" (Greenbelt - Natural 

Features - Exception) to act as a greenbelt buffer zone. 

The above-noted applicat~~ns 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. 
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Files: OZ 111019 W11 
T-M11006 W11 

May 7,2013 

COMMENTS: Details of the proposal are as follows: 

Development Proposal 

Applications December 22, 2011 (Received) 

submitted: February 2, 2012 (Complete) 

February 14, 2013 (Last Revision) 

Gross Floor Retail: 4723 m 2 (50,840 sq. ft.) 

Area: Office: 4 488 m2 (48,310 sq. ft.) 

Residential: 3 828 m2 (41,206 sq. f1.) 

Lot Coverage: Retail/Office: 21 % 

Detached Dwelling Lots: 45% 

Floor Space Retail/Office: 0.27 

Index: 

Landscaped Retail/Office: 25% 

Area: 

Net Density: 23.9 units/ha 

9.7 uni ts/ acre 

Anticipated 38* 

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. 

Parking Retail/Office: 

Required: 497 spaces 

Residential: 22 spaces 

Parking Retail/ Office: 

Provided: 507 spaces 

Residential: 44 spaces 

Supporting Planning Justification Report 

Documents: Phase I Environmental Site Assessment and 

Preliminary Geotechnical Investigation 

Traffic Impact Study 

Functional Servicing Report 

Stage 1 & 2 Archaeological Assessment 

Assessment of Noise Impact from Kraft Mill 

Road/Rail Traffic Noise and Vibration 

Impact Study 
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Site Characteristics 

Frontage onto 

Mississauga Rd: 198.7 m(651.9 ft.) 

Depth: 240.0 m (787.4 ft.) 

Net Lot Area: 3.80 ha (9.4 ac.) 

Existing Use: Vacant land 

Files: OZ 11/019 Wll 
T-MII006 Wll 

May 7,2013 

Additional information is provided in Appendices I-I to 1-11. 

Neighbourhood Context 

The subj ect property is located on the east side of Mississauga 
Road, north of an established residential neighbourhood and south 

of the Kraft Mill grain processing and filling facility site. The 
entire north-east comer of Mississauga Road and Melody Drive 

remains vacant except for the one storey auto repair building on a 

separate property at the immediate comer. Information regarding 
the history of the site is found in Appendix 1-1. 

The surrounding land uses are described as follows: 

North: Canadian Pacific Railway with the Kraft Mill across the 
train tracks and Streetsville further north 

East: Canadian Pacific Railway and the Credit River 

South: Two storey detached dwellings across Melody Drive 
West: A one storey place of religious assembly (Kingdom Hall 

of Jehovah's Witnesses) and two storey detached 

dwellings across Mississauga Road 

Current Mississauga Official Plan Designation and Policies for 

Central Erin Mills (November 14, 2012) 

Mississauga Official Plan (2011) was adopted by City Council on 

September 29, 2010 and partially approved by the Region of Peel 

on September 22, 2011. The Plan was appealed in its entirety, 

however, on November 14, 2012, the Ontario Municipal Board 

(OMB) issued a Notice of Decision approving Mississauga Official 
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Files: OZ 111019 Wll 
T-MII006 Wl1 

May 7,2013 

Plan, as modified, save and except for certain appeals. The appeals 

do not affect the current land use designation of the subject 

property. 

The subject lands are located with a Neighbourhood Area 
(Central Erin Mills) and on a Corridor (Mississauga Road). A 

small portion at the north end of the site is within a Major Transit 
Station Area, as it falls within 500 m (1,640 ft.) of the Streetsville 

GO Transit station. The lands are designated "Residential Low 
Density II" which permits detached dwellings, semi-detached 
dwellings, duplex dwellings and triplexes, street townhouses and 

other forms of low-rise dwellings with individual frontages. The 

applications are not in conformity with Mississauga Official Plan 
as the proposed commercial uses are not permitted in the 

"Residential Low Density II" land use designation. 

There are other policies in the Official Plan which also are 

applicable in the review of these applications including 
Residential, Retail, Greenbelt and Urban Design policies (See 

Appendix 1-10). 

Proposed Official Plan Designations 

"Mixed Use - Special Site" to permit the proposed commercial 

uses across the majority of the site while specifically prohibiting 

residential uses. As the "Mixed Use" policies of Mississauga 
Official Plan are currently subject to an OMB appeal, a "General 

Retail Commercial- Special Site" designation under Mississauga 

Plan (2003) may be required. 

"Residential Low Density II" to maintain the existing 

"Residential Low Density II" designation on the south portion of 
the site to permit detached dwellings fronting on to Melody Drive. 

"Greenbelt" to recognize the hazard and greenbelt buffer portions 

of the property located towards the south-east. 
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Existing Zoning 

- 6 -

Files: OZ 111019 W11 
T-M11006 Wll 

May 7,2013 

"D" (Development), which permits a building or structure legally 

existing on the date of passing of Zoning By-law 0225-2007 and 

the existing legal use of such building or structure. 

Proposed Zoning By-law Amendment 

"C2-Exception" (Neighbourhood Commercial), to permit the 
proposed retail and office uses. The applicant has requested 

exception provisions in order to prohibit the following "C2" base 

zone uses: funeral establishment; commercial, private or public 
school; overnight accommodation; university/college; day care; 

dwelling unit of any kind including above first floor commercial; 
education and training facility; lodging house; mobile home. 

"R4-Exception" (Detached Dwellings) to permit the proposed 

detached dwellings on the north side of Melody Drive. The 
requested development standards are as follows: 

Development "R4" Zone Proposed "R4-Exception" 

Standard Requirement Zone standard 

Minimum lot area - 365 m2 417.5 m2 (4,494.1 sq. ft.) 

interior lot (3,928.9 sq. ft.) 

Minimum lot frontage 12 m (39.4 ft.) 13.7 ill (44.9 ft.) 

- interior lot 

Maximum lot 40% 45% 

coverage 

"Gl" (Greenbelt - Natural Hazards) and "G2-1" (Greenbelt -
Natural Features - Exception) to permit greenbelt uses and a 

greenbelt buffer. The "G2-1" zone provides for a minimum natural 
protection area depth of 5.0 m (16.4 ft.). 

COMMUNITY ISSUES 

Community meetings were held by Ward 11 Councillor, 

George Carlson on June 21,2012 and September 27,2012 and 
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Files: OZ 111019 Wll 
T-MI1006 Wll 

May 7, 2013 

May 6, 2013. The following is a summary of issues raised by the 

community: 

Increased traffic volumes on Mississauga Road and Erin Centre 

Boulevard will make it difficult for local traffic to move within 
the neighbourhood; 

The number of houses proposed for Melody Drive should be 

reduced so that the lot sizes are more reflective of those in the 

neighbourhood south of Melody Drive and will not 
subsequently lower the residential property values in the area; 

Concerns were raised that the southern most parking lot may 
incorporate a direct vehicular access on to Melody Drive; 

The proposed two storey commercial building backing onto the 

detached dwellings may be visible from Melody Drive; 

Questions on whether there will be a future grade separation 

of Mississauga Road at the Canadian Pacific Railway (CPR) 

tracks and if so, what will the impact will be on the 

development proposal; 

Concerns were also raised about the types of businesses that 

will locate within the retail/office plaza. 

Written correspondence has also been received by staff and the 
Councillor expressing similar concerns. 

DEVELOPMENT ISSUES 

Agencycomments are summarized in Appendix 1-7 and school 

accommodation information is contained in Appendix 1-8. Based 

on the comments received and the applicable Mississauga Plan 

policies the following matters will have to be reviewed: 

.. Phasing of construction, particularly as it relates to noise 

mitigation for the proposed detached dwellings; 
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Files: OZ 11/019 W11 
T-M11006 W11 

May 7,2013 

FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

CD Relationship of the proposed uses with the adjacent residential 

neighbourhood and Kraft Mill; 

CD Resolution of design details and zoning standards; 

CD Impact of any future grade separation of Mississauga Road at 

the CPR tracks; 

CD Appropriateness of a significant commercial development 
located outside of a Node boundary and fronting the 

Mississauga Road Scenic Route. 

OTHER INFORMATION 

Development Requirements 

In conjunction with the proposed development, there are certain 

other matters which will require the applicant to 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. 

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-I: Site History 

Appendix 1-2: Aerial Photograph 

Appendix 1-3: Excerpt of Central Erin Mills Neighbourhood 
Land Use Map 

Appendix 1-4: Excerpt of Existing Land Use Map 

Appendix 1-5: Concept Plan 
Appendix 1-6: Proposed Draft Plan of Subdivision 

Appendix 1-7: Proposed Elevations 
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Appendix 1-8: Agency Comments 

Files: OZ 111019 Wll 
T-MII006 Wll 

May 7,2013 

Appendix 1-9: School Accommodation 

Appendix 1-10: Mississauga Official Plan Policies 

Appendix 1-11: General Context Map 

Edward R. Saj ecki 

Commissioner of Planning and Building 

Prepared By: Ben Phillips, Development Planner 

K:\PLAN\DEVCONTL\GROUP\WPDATA\PDCl\OZl 1019_TMl 1006 WI I_Info Report_ds_bp.so.docx 



1731860 Ontario Limited 

Site History 

Appendix I-I Page 1 

Files: OZ 11/019 W11 
T-M11006 W11 

• May 20, 1953 - Minister of Planning and Development approved previous Official 
Plan which designated the lands Industrial. 

• April 21, 1954 - Zoning By-law 1614 came into force zoning the lands Ml, which 
permitted industrial uses. 

• December 20, 1983 - Minister of Municipal Affairs and Housing approved the Central 
Erin Mills Secondary Plan. 

• September 12, 1984 - Minister of Municipal Affairs and Housing lifted the deferral of 

the land use designation and approved the "Residential - Low Density II" designation 
for the subject lands. 

• June 4, 1985 - Application OZ/35/85(W) was submitted by Winess Land 
Developments Limited to amend the Official Plan from Residential Low Density to 

General Industrial, and to rezone the lands for industrial uses to permit an industrial 

development. The owners referred the proposed amendment and rezoning to the 
Ontario Municipal Board (OMB) on July 11,1985. The application was abandoned by 

the owner and subsequently dismissed by the OMB on April 2, 1987. 

• February 26,1986 - Applications OZ/26/86(W) and T-86021(W) were submitted by 
Winess Developments to redesignate and rezone the lands for commercial and 

residential uses rather than the previously proposed industrial uses. The application 

was further revised to eliminate the residential component on October 5, 1988 so that it 
could be considered under a separate rezoning application. On January 28, 1991 

Council deferred the decision on the proposed commercial centre to complete a policy 
study on phasing options for retail commercial development and a detailed traffic 
study. 

• October 5,1988 - Application OZ-094/88(W) was submitted by Winess Developments 

to consider the 17 detached residential lots previously considered under OZ/26/86(W). 
Council approved the application on January 28, 1991. 

• January 27,1992 - Official Plan Amendment, Rezoning and Subdivision applications 
were submitted by Winess Developments (OZ-007/92 W6 and T -90026 W6) to 
consider the redevelopment of the site for 1 7 detached dwellings fronting Melody 

Drive and 93 townhouses on the balance of the property. These applications 



1731860 Ontario Limited 

Appendix I-I Page 2 

Files: OZ 11/019 Wll 
T-MII006 Wll 

superseded OZ/26/88(W) and OZ-094/88(W). Council approved the Official Plan 

Amendment, Rezoning and Subdivision applications submitted by Winess on July 14, 

1993, subject to a number of conditions. 

• October 6, 1993 - An Official Plan application, under file number OZ-048/93 W 6, 
proposing a mix of industrial, commercial and residential uses for 5267 Mississauga 

Road was submitted by Nabisco Brands Ltd., owner of Reid Mill (now known as the 
Kraft Mill), across the rail corridor to the north of the site. Nabisco was in strong 

opposition to the proposal by Winess (OZ-007/92 W6) on the basis that the 

construction of housing across the entire site would put Nabisco in peril of 
contravening provincial and municipal noise regulations given the significant amount 

of noise generated by the mill. The Nabisco application was intended to act as an 
alternate proposal to the Winess application. 

• August 1993 - Nabisco Brands Ltd., appealed Council's decision to approve 
OZ-007/92 W6 and T -90026 W6 to the OMB. 

• November 8, 1993 - Nabisco asked the Minister of Municipal Affairs to refer Official 
Plan Amendment OZ-048/93 W6 to the OMB. The application was referred to the 

OMB on November 25,1993. On February 9,1994, Council refused application 

OZ-048/93 W6 and directed City staff to attend the OMB Hearing in opposition to the 
proposal. 

• November 8, 1994 - The Ontario Municipal Board issued its decision to overturn 
Council's approval of application OZ-007/92 W6 and T -90026 W6 citing that the 
residential proposal did not represent good planning and would jeopardize Reid Mill's 

operation and future expansion of the use. In a joint decision, the OMB, also 

unconvinced by Nabisco's proposal for industrial uses on the site, refused application 

OZ-048/93 W6, stating that it was not appropriate or consistent with the overall 
planning for the City's needs. 

• May 5,2003 - The Central Erin Mills District Policies and Land Use Map of the 
Mississauga Plan are approved by the Region of Peel, designating the lands as 
Residential- Low Density II. 

• June 20, 2007 - Zoning By-law 0225-2007 came into force except for those sites 
which have been appealed. The subject lands were and continue to be zoned "D" 
(Development). 
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f3\ BUILDING E - NORTH (OVERALL) 
~SCALf:l:250 

ARTIST'S CONCEPT ONLY 
SIGHAGE DOES NOT REPRESEtIT ACTUAL TENANTS 
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