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PUBLIC MEETING STATEMENT:  In accordance with the Ontario Planning Act, if you do not 

make a verbal submission to the Committee or Council, or make a written submission prior to 
City Council making a decision on the proposal, you will not be 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. 
 
Send written submissions or request notification of future meetings to: 
Mississauga City Council 
c/o Planning and Building Department – 6th Floor 
Att:  Development Assistant 
300 City Centre Drive, Mississauga, ON, L5B 3C1 
Or Email:  application.info@mississauga.ca 

 

 

1. CALL TO ORDER 
 

2. APPOINTMENT OF CHAIR 
 

3. DECLARATION OF CONFLICT OF INTEREST 
 

4. MINUTES OF PREVIOUS MEETING 
Approval of Minutes of May 16, 2016 Meeting 
 

5. MATTERS TO BE CONSIDERED 
 

5.1. Sign Variance Application 16-00179 (Ward 2) - Sign By-law 0054-2002, as amended 
File: BL.03.SIGN 
 

5.2. PUBLIC MEETING 

Proposed amendments to Mississauga Official Plan policies, respecting updated noise 
and railway proximity guidelines  
City of Mississauga 
File: EC.19.ENV 
 

5.3. PUBLIC MEETING 

Informatin Report on Applications to permit 24 townhouses on a condominium road, 
1629, 1635 and 1639 Blanefield Road, Southeast corner of South Service Road and 
Blanefield Road 
Owner: Tupelo Investments Limited 
File: OZ 15/009 W1 
 

5.4. RECOMMENDATION REPORT  

To remove an  "H" HOLDING SYMBOL (WARD 2), 1571, 1575 and 1601 Lakeshore 
Road West, North side of Lakeshore Road West, east of Clarkson Road North 
Owner: 2286974 Ontario Inc. (Vandyk Developments) 
File: H-OZ 13/007 W2 

mailto:application.info@mississauga.ca
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5.5. Master Plan for 1 Port Street East (Ward 1) 

File: CD.21.POR 
 

6. ADJOURNMENT 
 

 

 

 



 

Date: 2016/05/10 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Ezio Savini, P. Eng, Chief Building Official  

Originator’s files: 
BL.03-SIG (2016) 

Meeting date: 
2016/05/30 
 

 

 

Subject 
Sign Variance Application 16-00179 (Ward 2) - Sign By-law 0054-2002, as amended 

 

Recommendation 
That the following Sign Variance not be granted: 

 

 (a) Sign Variance Application 16-00179 

  Ward 2 

  Sam McDadi Real Estate Inc. 

  1034 Clarkson Rd. No. 

 

 To permit the following: 

 

 (i) Eight (8) fascia signs erected on four (4) elevations of the building exceeding  

  15% of the area of the building face on which they are located. 

 

Background 
The applicant has requested a variance to the Sign By-law to permit the installation of fascia 

signs on all four elevations of the building that exceed 15% of the area of the building face.  The 

Planning and Building Department staff has reviewed the application and cannot support the 

request.  As outlined in Sign By-law 0054-2002, the applicant has requested the variance 

decision be appealed to Planning and Development Committee. 

Comments 
The property is located within a special sign district (Clarkson District) defined in Sign By-law 

0054-2002, as amended.  As such, a fascia sign cannot exceed 15% of the wall area on which 

they are located.  The proposed signs exceed the maximum permitted area by 70% to 200% 

(see page 1 of appendix). 
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Originators f iles: BL.03-SIG (2016) 

The Planning and Building Department cannot support the requested sign variance as the 

number of signs and the signage coverage on all building faces far exceeds the regulation as 

outlined in the Sign By-law 0054-2002.  In addition, this would lead to an undesirable precedent 

in a stable neighbourhood. 

 

The Building Division has also received numerous complaints from residents regarding the 

signs.  A Notice of Contravention has been issued to Sam McDadi Real Estate Inc. for the 

installation of the signs without permits pursuant to Sign By-law 0054-2002. 

Financial Impact 
None. 

Conclusion 
Allowing the requested variances would set an undesirable precedent for sign displays in a 

designated special sign district and across the City. 

 

Attachments 
Appendix 1: Location and elevations of existing fascia signs 

 

 
 

Ezio Savini, P. Eng, Chief Building Official 

 

Prepared by:   Darren Bryan, Supervisor Sign Unit 

 

 





























 

Date: 2016/05/09 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s files: 
EC.19-ENV 

Meeting date: 
2016/05/30 
 

 

 

Subject 
Proposed amendments to Mississauga Official Plan policies, respecting updated noise 

and railway proximity guidelines.  

PUBLIC MEETING 

 

Recommendation 
That the submissions made at the public meeting to consider the report titled “Proposed 
amendments to Mississauga Official Plan policies, respecting updated noise and railway 

proximity guidelines” dated March 1, 2016, from the Commissioner of Planning and Building, be 
received. 

 

Background 
On March 30, 2016, City Council approved the recommendation PDC-0021-2016, which 

included the following: 

 

1. That a public meeting be held to consider the proposed amendments to Mississauga 

Official Plan (MOP) contained in the report titled “Proposed amendments to Mississauga 
Official Plan policies, respecting updated noise and railway proximity guidelines” dated 

March 1, 2016, from the Commissioner of Planning and Building. 

 

The report is attached as Appendix 1. 

Comments 
The purpose of the public meeting is to receive comments on the proposed amendments to 

MOP respecting updated noise and railway proximity guidelines and fulfil the statutory public 

meeting requirements of the Planning Act.  
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Originators f iles: EC.19-ENV 

Subsequent to the public meeting, a report will be prepared for consideration by the Planning 

and Development Committee which will address comments received from the public, and where 

appropriate recommend changes to the proposed amendments.  

Financial Impact 
Not applicable 

Conclusion 
Following the statutory public meeting, a report will be prepared for consideration by the 

Planning and Development Committee to address comments received from the public and other 

stakeholders. 

 

Attachments 
Appendix 1:   Report titled “Proposed amendments to Mississauga Official Plan policies, 

respecting updated noise and railway proximity guidelines“ dated March 1, 2016, 
from the Commisioner of Planning and Building. 

 

 

 

 

 

 

 

 

Edward R. Sajecki, Commissioner of Planning and Building 

 

Prepared by:   Sharleen Bayovo, Policy Planner 

 

 

 

 

 

 

 







































 

Date: May 10, 2016 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s file: 
OZ 15/009 W1 

Meeting date: 
2016/05/30 
 

 

 

Subject 
PUBLIC MEETING INFORMATION REPORT (WARD 1) 

Applications to permit 24 townhouses on a private condominium road 

1629, 1635 and 1639 Blanefield Road, southeast corner of South Service Road and 

Blanefield Road 

Owner: Tupelo Investments Limited 

File: OZ 15/009 W1 

 

Recommendation 
That the report dated May 10, 2016, from the Commissioner of Planning and Building regarding 

the applications by Tupelo Investments Limited to permit 24 townhouses on a private 

condominium road under File OZ 15/009 W1, 1629,1635 and 1639 Blanefield Road, southeast 

corner of South Service Road and Blanefield Road, be received for information.  

 

 
Report Highlights 
 This report has been prepared for a public meeting to hear from the community. 

 The project does not conform with the Residential Low Density II land use designation 

and requires an official plan amendment and rezoning. 

 Community concerns identified to date relate to traffic, the appearance of the townhouses 

and stormwater management. 

 Prior to the next report, matters to be addressed include an evaluation of compatibility of 
the proposed townhouse development with the surrounding neighbourhood and resolution 
of traffic and stormwater management issues. 

 

Background 
A rezoning application was submitted for the property at 1629 Blanefield Road by the same 

applicant in 2007 to permit 9 detached dwellings on a private condominium road.  At the time, 

the property at 1635 Blanefield Road was under separate ownership so the site could not be 
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Originator's f ile: OZ 15/009 W1 

rezoned in its entirety.  A Holding Symbol was proposed over a portion of the site as 2 of the 9 

proposed lots could not be developed until the lands held under separate ownership were 

included in the proposal.  The application was approved in 2009, however, the homes were 

never built.  The applicant has now acquired the adjacent lot at 1635 Blanefield Road and has 

come forward with a revised proposal. 

 

The 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. 

 

Comments 
THE PROPERTY AND THE NEIGHBOURHOOD 

Size and Use 

Frontage:  60 m (197 ft.) on Blanefield Road 

130 m (427 ft.) on South Service Road 

Depth: Irregular 

Gross Lot Area: 0.69 ha (1.71 ac.) 

Existing Uses: 2 detached dwellings;  majority of site is 

vacant 

 

The property is located in the Mineola Neighbourhood Character Area which is an established 

area characterized by detached dwellings with heights ranging from one to two storeys on 

moderate to larger sized lots.   

 

The surrounding land uses are: 

North:  South Service Road and Queen Elizabeth Way (QEW)  

East: South Service Road and off ramps for QEW and Cawthra Road   

South: Detached dwellings 

West:  Detached dwellings 

 

Information regarding the history of the site is found in Appendix 1. 

 

DETAILS OF THE PROJECT 

The applicant is proposing 24 three storey townhouses in 5 blocks located on a common 
element condominium private road.  Site access is proposed to be provided from Blanefield 

Road. Six visitor parking spaces are proposed on-site (see Concept Plan - Appendix 5). 
 

Development Proposal 

Applications 

submitted: 

Received: October 2, 2015 

Deemed complete: November 19, 2015 

Owner: Tupelo Investments Limited 
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Development Proposal 

Applicant: De Luca Group 

Number of 

units: 

24 townhouses 

Height: 3 storeys 

Lot Coverage: 27% 

Landscaped 

Area: 
50% 

Gross Floor 

Area: 
5 036 m2  (54,207 ft2)  

Road type: Common element condominium private 

road (CEC)  

Anticipated 

Population: 

74* 
*Average household sizes for all units (by type) 

for the year 2011 (city average) based on the 

2013 Growth Forecasts for the City of 

Mississauga. 

Parking: 

resident spaces 

visitor spaces 

Total 

Required 

48 

 6 

54 

Proposed 

48 

  6 

54 

 

Additional information is provided in Appendices 1 to 11. 

 

LAND USE CONTROLS 

The subject lands are located within the Mineola Neighbourhood Character Area and are 

designated Residential Low Density II. The applications are not in conformity with the land use 

designation.    

 

The proposal requires an amendment to Mississauga Official Plan from Residential Low 

Density II to Residential Medium Density to permit the proposed townhouse development. 

 

A rezoning is proposed from R3-1 (Detached Dwellings - Typical Lots), R16-6 (Detached 

Dwellings on a CEC – Private Road) and H-R16-6 (Detached Dwellings on a CEC – Private 

Road) to RM6-Exception (Townhouse Dwellings on a CEC – Private Road) to permit 24 

townhouses in accordance with the proposed zone standards contained within Appendix 10. 

 

Detailed information regarding the Official Plan and Zoning is in Appendices 9 and 10. 
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Bonus Zoning 

On September 26, 2012, Council adopted Corporate Policy and Procedure 07-03-01 – Bonus 

Zoning.  In accordance with Section 37 of the Planning Act and policies contained in the Official 

Plan, this policy enables the City to secure community benefits when increases in permitted 

height and/or density are deemed to be good planning by Council through the approval of a 

development application.  Should these applications be approved by Council, staff will report 

back to Planning and Development Committee on the provision of community benefits as a 

condition of approval. 

 

WHAT DID THE COMMUNITY SAY? 

A community meeting was held by Ward 1 Councillor Jim Tovey on March 10, 2016. 

 

Comments made by the community are listed below.  They will be addressed along with 

comments raised at the public meeting in the Recommendation Report, which will come at a 

later date. 

 

 Traffic is already an issue in this neighbourhood and the additional traffic generated by the 

development will result in increased vehicle congestion.  

 As there is limited visitor parking on-site, there will be an overflow of parking within the 

community. 

 The overall appearance of the townhouses is not in keeping with the character of the 

neighbourhood. 

 There are currently flooding and stormwater management issues in the area. 

 

DEVELOPMENT ISSUES 

Agency comments are summarized in Appendix 7 and school accommodation information is 

contained in Appendix 8.  Based on the comments received and the applicable Mississauga 

Official Plan policies, the following matters will have to be addressed: 

 

• Are the policies and principles of Mississauga Official Plan maintained by this project? 

• Is the proposal compatible with the character of the area given the project’s land use, height, 

massing, density, landscaping, setbacks and building configuration? 

• Has an appropriate transition been provided between the surrounding buildings and the 

proposed townhouses? 

• What are the expected traffic impacts? 

• Are the proposed design details, including site access, internal road configuration and 

grading, as well as zoning standards appropriate? 

• Have all other technical requirements and studies related to the project, including 

stormwater management, been submitted and found to be acceptable? 
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OTHER INFORMATION 

The applicant has submitted the following information in support of the applications: 

  Planning Justification Report 

  Noise Study 

  Functional Servicing, Stormwater Management and Flood Spill Report 
  Phase 1 Environmental Site Assessment 

  Tree Inventory, Preservation Plan and Arborist Report 

  Concept Plan, Elevations and Landscape Plan 

  Draft Official Plan Amendment  

  Draft Zoning By-law Amendment 
 

Development Requirements 

There are engineering matters including servicing, boulevard works and stormwater 

management which will require the applicant to enter into agreements with the City.  Prior to any 

development proceeding on-site, the City will require the submission and review of an 

application for site plan approval. 

 

Financial Impact 
Development charges will be payable as required by the Development Charges By-law of the 

City.  Also the financial requirements of any other external commenting agency must be met. 

 

Conclusion 
Most agency and City department comments have been received.  The Planning and Building 

Department will make a recommendation on this project after the public meeting has been held 

and the issues have been resolved. 

 

Attachments 
Appendix 1: Site History 

Appendix 2: Aerial Photograph 

Appendix 3: Excerpt of Mineola Character Area Land Use Map 

Appendix 4: Existing Land Use and Proposed Zoning Map 

Appendix 5: Concept Plan 

Appendix 6: Renderings 

Appendix 7: Agency Comments 

Appendix 8: School Accommodation 

 

 

 

 

 

 



Planning and Development Committee 2016/05/10 6 
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Appendix 9:  Summary of Existing and Proposed Mississauga Official Plan Policies and 

Relevant Mississauga Official Plan Policies 

Appendix 10: Summary of Existing and Proposed Zoning Provisions 

Appendix 11: General Context Map 

 

 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared by:   David Breveglieri, Development Planner 

 



  

 

Appendix 1 

 

Tupelo Investments Limited File:  OZ 15/009 W1 

 

Site History 

 

 June 30, 2005 – Consent applications were submitted under Files ‘B’ 124/05 – 

‘B’127/05 to develop the site for 5 detached dwellings with a shared driveway 
access onto Blanefield Road.  The applications were withdrawn 

 

 March 21, 2007 – Rezoning application was submitted under File OZ 07/006 W1 for 

the development of 9 detached dwellings on a common element condominium 

(CEC) private road.  The property at 1635 Blanefield Road was held under separate 

ownership and did not form part of the application.  The application was approved 

by Council on June 25, 2009 

 
 December 15, 2011 – Committee of Adjustment approved variance and consent 

applications under Files ‘A’ 422/11 and ‘B’ 056/11 to sever the property at 1629 

Blanefield Road in order to create a lot for a freehold detached dwelling fronting 

onto Blanefield Road (1639 Blanefield Road) with an area of 695 m2 (7,481 ft2) and 

an exterior side yard of 3.0 m (9.8 ft.) with the balance of the land being 

incorporated into the aforementioned proposal 

 
 April 2012 – Site Plan applications submitted under Files SP 12/059 W1 and 

SP12/064 W1 to permit 7 detached dwellings on a CEC private road at 1629 

Blanefield Road and a new 2 storey dwelling on the severed lot at 1639 Blanefield 

Road respectively.  Both files were cancelled in October 2015 
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Tupelo Investments Limited  File:  OZ 15/009 W1 

 

Agency Comments 
 
The following is a summary of comments from agencies and departments regarding the 

applications. 

 

 
Agency / Comment Date 
 

 
Comment  
 

Region of Peel 
(December 21, 2015) 

This development will require a watermain that is looped to the 
existing municipal water system.  Looping to the existing       
150 mm (6”) waterman on Blanefield Road will not be 
permitted due to the existing size (Minimum size of WM 
connection is   300 mm (12”). Servicing of this site may require 
municipal and/or private easements and the construction, 
extension, twinning and/or upgrading of municipal services.  
All works associated with the servicing of this site will be at the 
applicant’s expense.  
 
The Functional Servicing Report (FSR) submitted is 
incomplete and a revised FSR illustrating the detailed 
calculations is required.  The Consultant is required to 
complete and submit the demand table (single use) for the 
Region to fulfil its modelling requirements and determine the 
proposal's impact to the existing system.  The demand table 
shall be accompanied by the supporting graphs for the hydrant 
flow tests. 
 
Private servicing easements may be required prior to Regional 
servicing approval.  This will be determined once the Legal 
Review has been completed and the site servicing proposal is 
reviewed. The applicant is required to provide to the Region 
copies of the most current PINS. Prior to site plan approval, a 
Section 118 (restrictions on title) may be required. This will be 
determined once the site servicing proposal is reviewed.    
 

Dufferin-Peel Catholic 
District School Board and 
the Peel District School 
Board  (April 14, 2016 ) 

Both School Boards responded that they are satisfied with the 
current provision of educational facilities for the catchment 
area and, as such, the school accommodation condition as 
required by the City of Mississauga Council Resolution 152-98 
pertaining to satisfactory arrangements regarding the 
adequate provision and distribution of educational facilities 
need not be applied for these development applications. 
If approved, both School Boards require that certain warning 
clauses regarding transportation, signage and temporary 
accommodation be included in any Development/Servicing 
Agreement and Agreements of Purchase and Sale. 
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Agency / Comment Date 
 

 
Comment  
 

City Community Services 
Department – Parks and 
Forestry Division/Park 
Planning Section 
(April 15, 2016) 

There are 3 City-parks and a Community Centre within 800 m 
(2,625 ft.) of the site.  Munden Park is approximately 360 m 
(1,181 ft.) from the site. The park is zoned OS1 (Open Space) 
and contains a play structure.  Cawthra Park is within 400 m      
(1,312 ft.) of the site. The park is zoned G2 (Greenbelt – 
Natural Features) and OS2 (Open Space) and contains lawn 
bowling facilities, a senior lit soccer field and Carmen 
Corbasson Community Centre. Dellwood Park is located 
approximately 745 m (2,444 ft.) from the site. The park is 
zoned OS1 (Open Space) and G1 (Greenbelt – Natural 
Hazards) and contains multiple basketball hoops and tennis 
courts, as well as, a multipad and a play structure. 
The applicant shall submit a cash contribution for street tree 
planting on Blanefield Road.  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 of the Planning Act and in accordance with City's Policies 
and By-laws. 
 

City Community Services 
Department – Fire and 
Emergency Services 
Division 
(January 11, 2016) 
 

Fire has reviewed the applications from an emergency 
response perspective and has no concerns.  Emergency 
response time to the site and water supply available are 
acceptable. 

City Transportation and 
Works Department (T&W) 
(April 25, 2016) 

T&W confirms receipt of a Functional Servicing and 
Stormwater Management Report, Concept Site Plan, Noise 
and Feasibility Study and a Phase 1 Environmental Site 
Assessment circulated by the Planning and Building 
Department. 
 
Notwithstanding the findings of these reports and drawings, 
the applicant has been requested to provide additional 
technical details.  Development matters currently under review 
and consideration by T&W include: 
 

 Grading and Site Plan details 

 Functional Servicing and Stormwater Management details 

 Ministry of Transportation approval, including set back 
requirements 

 Parking plan 

 Noise mitigation feasibility 
 

The above aspects will be addressed in detail prior to the 
Recommendation Report proceeding. 
 



  Appendix 7, Page 3 

Tupelo Investments Limited  File:  OZ 15/009 W1 

 

 
Agency / Comment Date 
 

 
Comment  
 

Other City Departments 
and External Agencies 

The following City Departments and external agencies offered 
no objection to these applications provided that all technical 
matters are addressed in a satisfactory manner: 
 
- Development Services, Planning and Building Department 
- Enersource 
- Canada Post  
- Bell Canada 
- Enbridge Gas Distribution Inc. 
- Rogers Cable  
 

The following City Departments and external agencies were 
circulated the applications but provided no comments:  
 
- Culture Division, Community Services Department 
- Realty Services, Corporate Services Department 
- Conseil Scolaire de Distrique Centre-Sud 
- Conseil Scolaire Viamonde 
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School Accommodation 

The Peel District School Board 
The Dufferin-Peel Catholic District School 

Board 

 

 Student Yield: 
 
 2 Kindergarten to Grade 5 

1                 Grade 6 to Grade 8  
 2 Grade 9 to Grade 12 
 
 

 School Accommodation: 
 

Janet I. McDougald Public School 
 

 Enrolment: 464 
 Capacity: 552 
 Portables: 0 
 

Allan A. Martin Sr. Public School 
 

 Enrolment: 481 
 Capacity: 538 
 Portables: 0 
 
 Cawthra Park Secondary School 
 

 Enrolment: 1,312 
 Capacity: 1,044 
 Portables: 5 
 
*Note:  Capacity reflects the Ministry of 
Education rated capacity, not the Board rated 
capacity, resulting in the requirement of 

portables. 

 

 

 Student Yield: 
 

 2 Junior Kindergarten to Grade 8 

 1 Grade 9 to Grade 12 

 

 

 School Accommodation: 
 

St. Domenic Elementary School 

 

 Enrolment: 295 

 Capacity: 271 

 Portables: 1 

 

 St. Paul Catholic Secondary School 

 

 Enrolment: 419 

 Capacity: 807 

 Portables: 0 
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Relevant Mississauga Official Plan Policies  

 

Existing Official Plan Provisions 

Residential Low Density II which permits only detached dwellings in the Mineola 

Neighbourhood Character Area 

Proposed Official Plan Amendment Provisions 

The lands are proposed to be designated Residential Medium Density.  Within the Mineola 

Neighbourhood, this designation only permits townhouses.  

Relevant Mississauga Official Plan Policies  

There are numerous policies that apply in reviewing these applications.  An overview of some of 

these policies is found below: 

 Specific Policies General Intent 
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Section 5.3 Neighbourhoods should be regarded as stable residential areas 
where the existing character is to be preserved. Residential 
intensification within Neighbourhoods should generally occur through 
infilling and development of existing commercial sites as mixed use 
areas and is to be sensitive to the context.  Intensification may be 
considered where the proposed development is compatible in built 
form and scale to surrounding development, enhances the existing 
or planned development and is consistent with the policies of 
Mississauga Official Plan. 
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Section 7.2  Housing is to be provided in a manner that maximizes the use of 
community infrastructure and engineering services, while meeting 
the housing needs and preferences of Mississauga residents.  A 
range of housing types, tenure and price is to be provided. 
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 Specific Policies General Intent 
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Section 9.1 
Section 9.2.2 
Section 9.3 
Section 9.4 
Section 9.5 

Appropriate infill in both Intensification Areas and Non-Intensification 
Areas will help to revitalize existing communities by replacing aged 
buildings, developing vacant or underutilized lots and by adding to 
the variety of building forms and tenures. It is important that infill “fits” 
within the existing urban context and minimizes undue impacts on 
adjacent properties.  Redevelopment projects include a range of 
scales, from small residential developments to large scale projects, 
such as the redevelopment of strip malls. 
 
Infill and redevelopment within Neighbourhoods will respect the 
existing and planned character, provide appropriate transition to the 
surrounding context and minimize undue impacts on adjacent 
properties. 
 
Buildings, in conjunction with site design and landscaping, will create 
appropriate visual and functional relationships between individual 
buildings, groups of buildings and open spaces. 
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Section 19.5.1 This section 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 are adequate engineering services, community 
infrastructure and multi-modal transportation systems to 
support the proposed application; 

 
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 has been provided by the applicant. 
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Summary of Existing Zoning By-law Provisions 

R3-1 (Detached Dwellings – Typical Lots) which permits detached dwellings with a minimum lot 

frontage of 15 m (49.2 ft.) for an interior lot and 19.5 m (64 ft.) for a corner lot. 

R16-6 (Detached Dwellings on a CEC – Private Road) and H-R16-6 (Detached Dwellings on a 

CEC – Private Road) which permits detached dwellings on a private condominium road subject 

to an exception schedule.  An ‘H’ holding symbol was applied to a portion of the land as 2 

proposed lots required the acquisition of additional land in order to be rendered feasible.   

Summary of Proposed Zoning By-law Provisions 

Zone Standards  Required "RM6" Zoning   

By-law Standards 

Proposed "RM6- Exception" 

Zoning By-law Standards 

Use  Townhouse dwelling Townhouse dwelling 

 

Minimum lot area per dwelling 

unit 

115 m2  (1,237.8 ft2)  (interior 

lot) 

190 m2 (2,045 ft2) (corner lot) 

195 m2 (2,099 ft2)   

Maximum height 10.7 m (35.1 ft.) 10.7 m (35.1 ft.) 

Minimum front yard setback 4.5 m (14.8 ft.) 6.0 m (19.7 ft.) 

Minimum exterior side yard to 

a street line of a designated 

right of way 20 m or greater 

7.5 m (24.6 ft.) 2.3 m (7.5 ft.) 

(subject to exception schedule)   

Minimum exterior side yard to 

a  CEC – private road 

4.5 m (14.8 ft.) 3.1 m (10.2 ft.) 

(subject to exception schedule)   

Minimum number of parking 

spaces  

2.0 per unit  

0.25 visitor spaces per unit 

2.0 per unit 

0.25 visitor spaces per unit 

*The provisions listed are based on the preliminary concept plan and are subject to minor revisions as the 

plan is further refined 
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APPENDIX 11



 

Date: May 10, 2016 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s file: 
H-OZ 13/007 W2 

Meeting date: 
2016/05/30 
 

 

 

Subject 
RECOMMENDATION REPORT TO REMOVE AN "H" HOLDING SYMBOL (WARD 2) 

Application for removal of the "H" Holding Symbol 

1571, 1575 and 1601 Lakeshore Road West, north side of Lakeshore Road West, east of 

Clarkson Road North 

Owner: 2286974 Ontario Inc. (Vandyk Developments) 

File: H-OZ 13/007 W2 

 

Recommendation 
That the report dated May 10, 2016, from the Commissioner of Planning and Building 

recommending approval of the removal of the "H" holding symbol under File H-OZ 13/007 W2, 

2286974 Ontario Inc., 1571, 1575 and 1601 Lakeshore Road West, north side of Lakeshore 

Road West, east of Clarkson Road North, be adopted and that the Planning and Building 

Department be authorized to prepare the necessary by-law for Council’s passage. 
 

 
Report Highlights 
 The application to lift the "H" holding symbol can be supported and the corresponding 

by-law can be prepared for Council’s passage; 

 The applicant has satisfied the conditions of the “H” holding symbol. 

 

Background 
On September 10, 2014 City Council passed By-law 0227-2014 which zoned the property 

H-RA2-46 (Apartment Dwellings), H-C4-45 (Mainstreet Commercial) and G1 (Greenbelt – 

Natural Hazards). 

 

Appendices 1 and 2 identify the lands to which the by-law applies and the underlying zoning. 

As part of this approval, Council required that the "H" holding symbol be applied to the 

apartment dwelling and mainstreet commercial zones to allow time for the applicant to complete 
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certain conditions which were previously approved by Council for removing the "H" holding 

symbol.  Upon removal of the "H" Holding Symbol, the by-law will allow a 300 unit condominium 

apartment building with a height ranging from 4 to 6 storeys and a 3 storey commercial building. 

 

The "H" holding symbol was to remain in effect until the following was completed: 

  

1. Submission of satisfactory plans and technical studies associated with the site plan 

application. 

2. Submission of any technical reports and issuance of a permit from CVC for the installation 

of the required Turtle Creek culvert. 

3. Submission of a final Phase 2 Environmental Site Assessment, including a letter of reliance, 

clean-up report, remediation action plan and a Record of Site Condition to be filed on the 

Environmental Site Registry. 

4. Satisfactory Restoration Planting Plan and Erosion and Sediment Control Drawings. 

5. Delivery of executed Development and/or Servicing agreements including provisions for 

greenbelt dedication, parkland and greenbelt reinstatement, municipal services and works, 

PUCC approval, installation of hoarding and fencing, provision for reciprocal agreements 

and fees and securities. 

6. Satisfactory arrangements with the Region of Peel, Public Works Department with respect 

to provision of municipal services. 

7.    Execution of a Section 37 – Public Benefits agreement to the satisfaction of the City. 

8.    Design and installation of the Clarkson-Lorne Park entry feature within the municipal 

right-of-way to the satisfaction of the City. 

 

Comments 
Section 36 of the Planning Act provides the legislative framework for the removal of the "H" 

holding symbol and allows municipalities to amend a by law to remove the "H" holding symbol.  

A formal public meeting is not required; however notice of Council's intention to pass the 

amending by law must be given to all land owners within 120 m (400 ft.) to which the proposed 

amending by-law would apply.  Notice was given to all affected land owners by pre-paid first 

class mail. 

 

The conditions for removing the "H" holding symbol have been fulfilled as 2286974 Ontario Inc. 

(Vandyk Developments) have provided a satisfactory development agreement which includes 

provision for the dedication of the greenbelt land; diverted Turtle Creek through a new culvert; 

entered into a Section 37 agreement and submitted securities for the Clarkson Village entry 

feature; submitted the Record of Site Condition and the appropriate technical material; and 

made the satisfactory arrangements with the relevant departments and agencies.  

 

Financial Impact 
Not applicable 
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Conclusion 
The conditions to remove the "H" holding symbol have been fulfilled.  The required 

Development Agreement and Section 37 agreement will be executed prior to the 

implementation of the By-law to remove the "H" holding symbol.  

Attachments 
Appendix 1: Aerial Photograph 

Appendix 2: Land Use Map 

 

 

 

 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building  

 

Prepared by:   David Breveglieri, Development Planner 
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Date: 2016/05/10 
 
To: Chair and Members of Planning and Development 

Committee 
 
From: Edward R. Sajecki, Commissioner of Planning and 

Building  

Originator’s files: 
CD.21.POR 

Meeting date: 
2016/05/30 
 

 

 

Subject 
Master Plan for 1 Port Street East (Ward 1) 

 

Recommendation 
1. That the report titled “Inspiration Port Credit – Master Plan for 1 Port Street East” from 

the Commissioner of Planning and Building, dated May 10, 2016, be approved. 

 

2. That a public meeting be held to consider the amendments to the Mississauga Official 
Plan as recommended in the report titled “Inspiration Port Credit – Master Plan for 1 Port 
Street East” from the Commissioner of Planning and Building, dated May 10, 2016. 
 

 

 
Report Highlights 

 Canada Lands Company (CLC) intends to redevelop their lands at 1 Port Street 

East. 

 The City has completed a comprehensive master plan for the site with input from the 

community, approval agencies and CLC. 

 The plan is built around a community vision for the site and seven guiding principles. 

 The master plan envisions a vibrant, mixed use neighbourhood, with a full service 
marina and public open spaces providing access throughout the site to the water’s 
edge.  

 An Official Plan Amendment (OPA) has also been drafted. 

 Future approval of an OPA implementing the master plan will be requested once 
there is an agreement with CLC to protect for the continued use of a portion of the 

site and harbour for a marina.   
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Background 

Under the banner of Inspiration Port Credit (IPC), staff led a community engagement process 

and obtained technical expertise to develop a: 

 Master plan for 1 Port Street East, owned by Canada Lands Company (CLC) and 
currently operating as the Port Credit Harbour Marina (PCHM); and  
 

 Framework for a future master plan for 70 Mississauga Road South, the former Texaco 
refinery site owned by Imperial Oil Limited (Imperial). 
    

The framework for a future master plan for the Imperial site was approved by Council in 

December 2015.  This report presents the master plan for 1 Port Street East. 

CLC acquired 1 Port Street East from the Department of Fisheries and Oceans in late 2011.   
They engaged the community and prepared a master plan for a mixed use waterfront 
neighbourhood for this site.  Their plan was submitted to the City in 2013.  City Council directed 
staff to conduct a peer review of the CLC master plan, including further public and stakeholder 

consultation.  As part of this process, additional technical information was completed: 

 Peer Review of Employment Considerations assessed the proposed employment uses 
and related planning policies (Cushman & Wakefield, The Planning Partnership). 
 

 Preliminary Review of the Potential for a Public Market at 1 Port Street East (Coriolis 
Consulting Corp.). 
 

 Recreational Boating Study informed the role of the marina at 1 Port Street East relative 
to local recreational boating needs (Touristics, Shoreplan Engineering Limited). 
 

 Marina Business Case for a Future Marina at 1 Port Street East informed the land use 
and business planning (Touristics, Shoreplan Engineering Limited, The Planning 
Partnership). 
 

 A scan of other winter cities regarding all season use of public open space.  
 

 A review of Maker and Innovation spaces within the GTHA supported the concept of 
creative and collaborative work spaces. 
 

The community was actively engaged throughout the IPC process.  People participated in 
various activities including walk-abouts, bus tours, lunch and learn opportunities, and 
workshops.  Input was solicited through public meetings.  In addition, a web site provided 

access to all materials and links to give feedback. 

The Planning Partnership (TPP) was retained to review the feedback and various ideas 
received for this site.  This review included the master plan prepared by CLC.  This culminated 
in a two-day workshop in December 2015.   At the workshop, the similarities and differences of 
all proposed options for the development of the site were reviewed by stakeholders and the 
public.  Parameters for the master plan were created and an emerging concept was developed.   

This resulted in the draft master plan which was presented to the community in February 2016.   
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Comments 

“Charting the Future Course – 1 Port Street East Comprehensive Master Plan” was prepared by 
TPP in conjunction with Cushman & Wakefield, Shoreplan Engineering and Touristics 

(Appendix 1).  It is structured around a vision and guiding principles.   

Vision 

“It is the City’s vision to ensure that an iconic and vibrant waterfront neighbourhood and 
destination with a full service marina is developed at the 1 Port Street East site that: 

• Is woven into the fabric of Port Credit and the city; 

• Supports the overall vision of Port Credit as an evolving waterfront village; 

• Celebrates the site’s unique urban waterfront context; 

• Promotes development that is financially viable and economically sustainable; 

• Links the marine and cultural histories of the site together; and 

• Draws people to the water’s edge to live, work, learn, shop and play.” 
Guiding Principles 

1. Create a Logical and Efficient Street and Block Pattern.   

2. Put Pedestrians First! A Connected Pedestrian Realm Network.   

3. Be a Complete and Healthy Neighbourhood. 

4. Protect and Enhance Natural and Cultural Heritage. 

5. Represent World Class Design Quality. 

6. Promote Innovative Infrastructure. 

7. Ensure Coordinated Implementation.   

These principles reflect the Port Credit Local Area Plan policy objectives. 

The Master Plan 

Together, the vision and guiding principles provide a framework for a vibrant waterfront 

neighbourhood.  

The streets and blocks will have an efficient and realistic scale.  Stavebank Road will be 
extended to the end of the pier to provide public access to the site and the Destination Park.  A 
north-south right of way will provide internal access, with the potential to convert it into a 
pedestrian piazza.  Additional east-west “shared” streets create smaller, walkable blocks.  
Together, with the proposed public open spaces, these create a variety of view corridors 
throughout the site.  This includes the impressive, panoramic views of the lake at the south end 

of the pier. 

A connected pedestrian realm network will augment the street system and strengthen 
community ties to the water’s edge.  The public is clear that they do not want this site to become 
a private enclave of condominiums with no access to the water.   An estimated 25 percent of the 
site will be urban parks and a waterfront promenade.   This includes an Arrival Park at Port and 
Elizabeth Streets and the Destination Park at the end of the pier.  The parks will be programmed 
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to encourage year round activities.  The promenade is envisioned to be 15 metres wide (49 ft.) 

to accommodate both pedestrians and cyclists.   

The site must accommodate a range and mix of residential, commercial, cultural, maker and 
community land uses and spaces.  This includes a full service marina and affordable housing 
opportunities.  It is estimated that 2000 people could live here along with over 800 people 

working in offices, at the marina, and other retail commercial businesses. 

Development will be compatible with the broader Port Credit community.  It will also showcase 
sustainable design and green building technologies.  Building heights range from 3 to 10 storeys 
along Port Street East, decreasing to a maximum of 6 storeys along the end of the pier.  The 
desired pedestrian scale at the street will be enhanced by the use of 4 storey podiums and step 
backs for any additional height.   A landmark or iconic building is proposed for the tip of the pier 
to a maximum height of 22 storeys.  This building must have a destination use and satisfy a 

number of criteria outlined in the plan, including an international design competition. 

Development must protect and enhance the site’s natural and cultural heritage resources.  This 
includes important views, the marina function and heritage attributes.   

Development of the site must be phased appropriately.  In the plan, the marina is relocated from 
the pier to the east part of the site, including the breakwall.  The plan permits a full service 
marina and related uses including marina-inspired shops, restaurants, public markets and other 
tourism amenities.   As outlined in the marina business case, the master plan addresses the 
importance of staff developing a Marina Action Plan to determine the future ownership and 

operation of this facility.  Staff will continue to work with CLC to protect for a future marina. 

Taken together, these components create a master plan that will transform the site into an 
exceptional, high quality waterfront community for future generations.   It opens the site for the 
first time in many years to the public and allows all residents and visitors to enjoy the water any 
day of the year.  In order to make the master plan a reality, an implementing Official Plan 

Amendment (OPA) will be required.  The draft OPA is attached for information (Appendix 2).  

Comments Received 

The master plan was reviewed by staff from City departments, the Region and Credit Valley 
Conservation.  Their comments were considered and addressed.  The public response was 
generally supportive of this plan when it was unveiled in February.  Their feedback was 
reviewed and is summarized below.  Appendix 3, Response to Public Comments, provides 

additional details on the public feedback received. 

Streets and Mobility – Views to the water and multi-modal (particularly cycling and pedestrian) 
access through the site are priorities for the community.  The east/west and north/south streets 
open the site for pedestrians, cyclists, and vehicles and offer a variety of views to the water.  
Elimination of all cars from the site was requested.   This would be a challenge given the range 
of uses proposed and accessibility needs.  A “shared” street approach for all modes of transport 
is seen as the most appropriate solution. 

Parks and Open Space – The community expressed concerns about the amount of public space 

available.  Staff believe that providing 25% of the site for these uses addresses this. 

Marina - The public is emphatic that the “Port” be kept in Port Credit.  The master plan permits 
for a full service marina.  It identifies an area of the site for the marina facilities and speaks to 
the potential for lakefill on an expanded breakwall to support this.  Additionally, the plan outlines 
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the components of a Marina Action Plan to identify marina operational, funding, layout and 

implementation strategies.   

To further protect for a future marina, it is recommended that Council consider approval of the 
implementing Official Plan Amendment once the City has an agreement with CLC for the 

continued use of a portion of the site for a marina. 

Built Form – There is some concern from the community regarding the 10 storeys along Port 
Street East and potential for a 22 storey landmark building.  Consistent with the Port Credit 
Local Area Plan, this master plan establishes a gradation of heights down to the water from Port 
Street East.  This strategy, in combination with a requirement for 4 storey podiums and stepping 
back of additional storeys, will keep the desired human scale at the street level.   

The potential landmark building up to 22 storeys at the southern tip of the pier is subject to a 
number of criteria including having a destination use, an international design competition and 
meeting the tests of compatibility. 

In addition, once the City’s Affordable Housing Policies are established, future development will 
need to conform. 

Development Permit System 

Staff are investigating the use of the Development Permit System (DPS) for this site.  The DPS 
combines zoning, minor variances and site plan together and adds conditions of approval.  The 
development standards are established initially in consultation with the community, stakeholders 
and the landowners.   Staff will continue to explore the process and benefits of a DPS.   Any 

implementation of this option would follow approval of the Official Plan Amendment.   

Next Steps 

After Council approves the master plan, the following steps are required prior to any 

development rights being released for the site: 

 Circulation of the Draft Official Plan Amendment for comment. 

 Statutory Public Meeting to receive comments on the Draft OPA. 

 Continued work with CLC to identify mechanisms to protect for the future marina. 

 Report to Council on the satisfactory arrangements for the continuation of a marina at 

this site prior to recommending approval of the OPA. 

 Staff continue to investigate the possible use of a Development Permit System.  

 Staff continue to explore partners, funding and mechanisms for affordable housing on 
this site. 

 Detailed phasing plan, site plan and development applications will be submitted to the 
City for evaluation. 

Strategic Plan 

This project addresses the visionary action of the Prosper pillar to create a model sustainable 
community on the waterfront. 
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Financial Impact 

There is no financial impact at this time.  Existing staff resources will continue to work with CLC 

and the community to implement the next steps. 

 

Conclusion 

Water defines this community.  This master plan for 1 Port Street East reconnects residents and 
visitors to the water where previously there was no access.  It celebrates this connection in the 
form of views and physical public realm connections.  It keeps the “Port” in Port Credit by 
protecting for a future marina.  The master plan directs for a model sustainable and creative 

waterfront community.  Redevelopment of this site will leave a legacy for future generations. 

There is more work to do.  Further arrangements for the protection of the marina need to be 
secured prior to releasing any development rights.  A phasing plan will be needed to carefully 
guide protection for the marina and generate the critical office jobs.  Further development 
approvals will be required.  

Council’s approval of the master plan enables this additional work towards achieving this vibrant 
waterfront redevelopment.      

Attachments 
 

Appendix 1:   Charting the Future Course – 1 Port Street East Comprehensive Master Plan” 
prepared by The Planning Partnership 

Appendix 2:  Draft Official Plan Amendment 

Appendix 3:   Response to Public Comments 

 

 

 

 

 

 

Edward R. Sajecki, Commissioner of Planning and Building 

 

Prepared by:   Ruth M. Marland, MCIP, RPP,  Strategic Leader 
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